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Abstract
Since the 1950s, many developing countries in the Middle East and North Africa have

suffered from rapid urbanization and excessive growth of population in their biggest
cities. In addition, there is an imbalance in population distribution with very high
densities of developments near rivers and coasts and low levels of urbanization
elsewhere. For instance, in Syria, the population is mainly concentrated in cities near
the Mediterranean coast or along the Forat River; in Algeria, Morocco and Tunisia the
population is similarly concentrated into a very small proportion of the land area along
the coast. Therefore, governments in these countries frequently pursue policies intended
to limit growth of metropolitan cities and to disperse population growth over a wider
area. The use of growth poles and new towns concepts are typical of the policy
instruments used. In this regard Egypt has gone further than any other country in the
region. Since the 1970s it has developed 17 new towns and more are to be built by
2017. But it is found that there is a gap between the aims and the actual achievements
of policy, as many of the Egyptian new towns have not yet achieved their population
targets; further, there have been some problems with the levels of residents’ satisfaction

with housing, amenities, services and the local environment.

This thesis is concerned with the question of the reasons for the failure of Egyptian new
towns to reach their targeted populations. It begins with a discussion of the idea of new
towns and the experience of new towns in developed countries. This is complemented
by a similar review of the more recent experience of new town development in
countries of the Middle East and North Africa. This discussion provides certain ideas
that are applied to the research question and tested thrdugh empirical work in Egypt.
Recent trends in the urbanization of Egypt are discussed and the general nature of
Egyptian new towns policy is established before a series of three detailed case studies
of new towns developed in the Cairo region (Tenth of Ramadan, Badr and Shekh
Zayed) provide empirical evidence of some of the reasons for failure. The thesis
concludes that location, economic base and accessibility are all key factors in the
success of new town development, as are the availability of adequate public and private
sector resources and management capability. It is also important that the town should
be a complete and fully functioning entity at each stage of growth (modular growth).
However, this conclusion also aimed to make a contribution towards theories of new

towns planning and implementation in developing countries.

xi
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Chapter 1 Introduction and Overview

1.0 Introduction

This chapter introduces the thesis and sketches out the specific areas it will cover about
new towns policy. It will briefly introduce themes, which are developed more fully in
later chapters. The thesis reviews, firstly, the idea of new towns from its inception in
Britain, its growth in a representative selection of European countries, and its

introduction to a selection of developing countries.

1.1 Background

During the twentieth century, new towns’ developments linked to modern urbanization
that followed industrialization, had emerged as a planning programme policy in
developed countries, and then, later, in developing countries, responding mainly to the
problems of excessive growth of population in major cities. It is the fact that, when
growth is too fast in a city, the local government becomes stretched beyond its capacity
and can no longer respond to the needs of growth. Usually, what follows is
overcrowding and lack of housing stock and, consequently, the appearance of squatter
settlements and slums phenomenon, especially in developing countries that are built
overnight. In many developing countries people can establish small houses themselves
on a piece of land, simply by building on it during the night, and if the dwelling is there
in the morning and is occupied by people, it is forbidden by law to remove it whether
the area of building is legal to build on or not. Thus, as squatter settlements spring up,
the provision of infrastructure often lags behind the rest of the city. Construction of this
type represents one of the major aspects of uncontrolled urbanization in the world and
from this point the idea of new towns emerged to control congestion and overcrowding

in the major cities.
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Actually, industrial urbanization had started in already developed countries, earlier than
in developing countries. It was in the nineteenth century that cities of the developed
world had experienced major problems of uncontrolled urban growth and congestion.
The modern idea of new towns can be seen as a response to these urban problems and
traced back, in part, to the ‘Garden City’ theory at the turn of the 20" century. The idea
of ‘Garden City’ proved popular and formed the basis of the early town policy
movement represented by the first garden city developed at Letchworth in
Hertfordshire in the early part of the century. By the end of the Second World War
(1939-45), the idea of ‘Garden City’ had won widespread political acceptance, in the
UK, France, and elsewhere in the developed world where many new towns were built

in the post war decades, and later more were built in developing countries.

In the United Kingdom for instance, 28 new towns were started between 1946 and
1971, including 8 specifically planned towns to accommodate London overspill. In
France, five major new towns were planned to accommodate population growth and to
relieve congestion in central Paris. Others were established as growth poles in
economically depressed regions and more others in Germany, Netherlands, Finland,
and the United States. Also in Egypt 17 new towns were built, in Algeria 16 new
towns; and others in Saudia Arabia, Bahrain, etc. Thus, it was pertinent for the thesis to
include an investigation of the planning and implementation processes of new towns
programme in different countries in Europe, North Africa, and the Middle East in order
to inform the subsequent analysis of the Egyptian experience, which is the main field

study of the research.
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Egypt for many years had faced uncontrolled urbanization, which expanded over the
insufficient and valuable agricultural land in the areas of the Nile Valley and Delta
(M.H.U.NUC, 1993, p.7). The government proposed the development of new towns in
areas outside the Nile Valley and Delta, with the aim of attracting proportions from the
excessively populated cities. But in practice, number of people accommodated in these
new towns was far less than planned. These towns failed to attract people to live in
them. Those who had moved to some of these towns to live in are very few,
comparatively, and they still commute back to the metropolitan cities. Consequently a
gap had emerged between the aims of the programme and its achievements. So this
PhD will critically investigate the planning theory as well as the implementation
process of these new towns, through case studies, in order to explore the reasons behind
this gap and to build up conclusions and findings that would benefit other developing

countries in the application of new towns policy in their urban planning programmes.

1.2 The Research Aims and Objectives

The thesis aims to contribute to planning theory related to the implementation of
new towns in developing countries through an investigation of the processes by
which such towns are planned and developed, and the extent to which the
emerging characteristics of the new town itself are an important influence on its
ultimate success or failure. This aim is achieved by research that will examine
particularly the impact of the following factors in determining the success or failure of
new town developments. These factors fall into two groups:

Firstly, there are the emerging characteristics of the new town itself, including:
-Location of the new town;

-Overall pattern and distribution of land uses;
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-Type and mix of housing;

-Economic base and employment structure;

-Provision of public services;

-Transport services and facilities;

-Social relations and local environment characteristics;

-Number of population occupying and their intention to stay in the town.

Secondly, there are those factors that shape the implementation process:
-Legal powers available to support implementation;
-Organization and management of the implementation process;

-Financial arrangements supporting development.

As existing new towns in some developing countries are facing socio-economic
problems, the research will evaluate the new towns policy and develop findings that
would contribute to the new towns programme. Failure of new towns was, from some
points of view, linked mainly to the lack of services, the long distance from major
cities, etc. Whereas other views and opinions attributed this failure to the lack of funds,
inadequacy of comprehensive management of the policy, and unskilled planners
involved in the whole process, etc. This actually leads us to the main question in the
research: what are the reasons for the failure of Egyptian new towns to reach their
targeted population? Therefore, the research will investigate various issues and
factors together and try to study the problem from different sides in order to understand
the whole environment and situation of new towns implemented in different countries.

Consequently, the aims and objectives are to find out the real and major underlying
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causes of their failure and problems and also how to overcome and avoid them in future

towns’ planning policies in developing countries.

1.3 The Structure of the Thesis

The research is organized in three main parts covered in eleven chapters.
Part One: Literature Review

This part includes five chapters, which contain the introduction and the literature
review as a background necessary for the study. These chapters are:

Chapter One: This chapter is a short one introducing the proposed research, its aims
and objectives and justification for carrying out the research, giving a brief description
of the contents of the subsequent chapters.

Chapter Two: This chapter is concerned with the concept of new towns, their aims and
objectives, their finance and management. Basically, the origins of the new towns idea.
Chapter Three: This chapter is an overview of the literature on developed countries’
new towns in the western world, particularly Europe and the UK, and their experience
in managing and financing the programme of new towns.

Chapter Four: This chapter will overview the literature on developing countries’ new
towns in the Middle East and North Africa, particularly Saudi Arabia and Algeria.
Chapter Five: This chapter concentrates more on Egypt, as the main example from the
developing countries, and the field study of the research. It explores Egyptian urban
growth policies and the new towns programme, their generations, finance, and

management in general terms.
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Part Two: Empirical Research

This part contains four chapters, which are concerned with the research methodology,
the field survey study and the three case studies investigated.

Chapter Six: This is a technical chapter, which explains the methodology used for
conducting the field studies, means of data collection and data analysis techniques.
Chapter Seven: This chapter presents a relatively successful new town among the
others in Egypt. It includes a review of the planning concept of the ‘Tenth of Ramadan’
town, its aims and objectives with an exploration of factors that played a role in making
it relatively successful, in addition to the town’s questionnaire survey results.

Chapter Eight: This chapter reviews in details the planning concept of the second case
study ‘Badr town’, its aims and objectives, the town basic components and its main
problems. Also it includes the town’s questionnaire survey results.

Chapter Nine: This chapter explores the third case study the ‘Shekh Zayed town’,
illustrating its goals and its planning structure regarding its different components and its

main problems. Also it includes the town’s questionnaire survey results.

Part Three: Research Findings

This part includes two chapters that are concerned with the research findings and the
conclusion. These chapters are:

Chapter Ten: This chapter contains analysis of the information gathered on Egyptian
planning policies and environment generally, together with the three case studies’ field
survey findings assessed with full consideration of the predetermined research’s
objectives. This connection between the analysis and the research objectives is made in
a way that can explore the essential underlying reasons for the problem, which the

research is investigating.
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Chapter Eleven: This chapter brings together findings of the literature review chapters
on the experiences of the developed and developing countries that have been studied
and the analysis from the previous chapter. It concludes with guidelines that reorganize
and add to the planning theory of new towns, not only in Egypt but in different
developing countries in the area of the Middle East and North Africa regarding the way

that they are planned, financed, managed, and implemented.
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2.0 Introduction

This chapter will basically attempt to explore the history of the new towns idea, their
origins, the theory of the concept, the new towns aims and objectives, their finance and
management, as well as their planning and implementation processes in general terms.
But first, there is a need to define certain towns. The new towns have been variously
categorized and defined in the literature as:
“ An isolated, self-contained communities planned to be a predetermined
size, where residents enjoy both the employment and shopping
opportunities of these towns and their healthy environment”.
(Rubenstein, 1978, p.4)
Branch (1985) defined new towns as;
“A community of prescribed size, master planned as a whole in advance
and normally completed as planned with few modifications in a period of
10-15 years”.
(Branch, 1985, p.177)
The idea of self-contained and self-sufficient is important to new towns. Thomas
(1969) stated that the ideas of self-contained and self-sufficient mean that:
“The new towns would not be just residential areas, they were designed to
provide within their boundaries all of the requirements for day-to-day
living”.
(Thomas, 1969, p.382)
Specifically, there appears to be a general consensus about three broad categories of
new towns as outlined by Campbell (1976): new towns in-town located within a very
close distance of a major city and with no economic self-sufficiency (i.e. depending
totally on the major city), sometimes called ‘twin towns’; towns with semi-economic
self-sufficiency, sometimes called ‘satellite towns’ (independent of the major city for
day-to-day needs but dependent on it for weekly or monthly needs); and the free-

standing new towns with full economic self-sufficiency ( independent of the major city

for most needs). An alternative classification of new towns is: ‘Open Towns’ closely
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related to their hinterlands, and ‘Closed Towns’ with little such connection (Clark,
1976, p.2). Nevertheless, in spite of different definitions and terminology, the main
defining characteristics are that they are all new and planned settlements beyond the
urban boundaries (the built-up area) of existing cities. Therefore, as far as this thesis is

concerned, all such developments are * New Towns’.

2.1 Historical Background

Planning of new urban settlements had taken place throughout the world since the rise
of civilization. Many towns were created from that time, such as the Kahun in Egypt, a
small town built nearly five thousands years ago, designed to house the workers in a
nearby pyramid. Also Babylon and Assyria in ancient Mesopotamia; Mohenjo-Daro of
the Indus Valley, Melitus, Olynthus, and Periene of Greece; the thousands new towns
built during the Medieval period, as well as the many new urban centres in North
Africa and also Europe, those built during the Roman occupation such as Silchester,
Calleva Atrebalum in Britain founded between 15 B.C. and A.D. 5, Winchester,
Leicester, Aldborough which many of them were on sites already inhabited (Bell, 1969,
p.9-11). In addition to many designed new towns of the Renaissance which were all
created during the following centuries for reasons of economic, social, religious,

political, and defensive significance.

In the eighteenth and early nineteenth centuries some new settlements appeared in
Britain. The village of Fulneck, a few miles from the cities of Leeds and Bradford was
built between 1772-1790 and had been founded primarily as an experimental religious
settlement. Most of those who came to live there had chosen to do so for religious

rather than economic reasons (Stead, 1999, p.85). Another example is the village of

11
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New Lanark in Scotland. It was developed by Robert Owen between 1814-1824 as the
location of the largest cotton spinning mills in the country and as a place of resort for
curious middle and upper class visitors from the same region or abroad (Donnachie,
2000, p.157). The village of Saltaire was built by the industrialist Titus Salt between
1851- 1872 near the city of Bradford. It was built as a company village for Salt’s
workers (Styles, 1990, p.5). In addition, other villages such as Ackroyden, New

Earswick and Port Sunlight, all were built in the genre of the philanthropic at that time.

In the 2nd half of the nineteenth century, most major cities in the developed world
faced the problem of excessive population growth, high densities and the concentration
of industry and employment in them, which in turn, led to a bad environment to live in.
There was also an imbalance of population distribution overall the regions, as some
places had a high density, whereas other spaces in the region suffered from low
population densities. London as a major city grew in the nineteenth century from
900,000 to 4.5 million inhabitants; Paris at the same period grew as well from 500,000
to 2.5 million residents; Berlin from 190,000 to over 2 million; New York from 60,000
to 3.4 million and Chicago, a village in 1840, reached 1.7 million by the turn of the
century, etc (Campbell and Fainstein, 1996, p.25). This explosive growth has been
difficult to accommodate under any circumstances. Cities lost the power to control their
own growth and began expanding into the surrounding countryside but in an

unorganized way, losing the coherent structure of a healthy organism.

2.2 Howard’s Garden City

This Explosive growth remained until the post-war programme of new towns in Great

Britain was inspired by Ebenezer Howard in the 1890s in the concept of ‘Garden City’

12
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and planned by his followers such as Raymond Unwin, Frederic J. Osborn, Thomas
Adams and others, who called for the same idea of new towns. They stated the idea
clearly, and were responsible for developing and building the principles underlying the
new towns programme, principles that affected the planning of new towns everywhere
(Perloff and Sandberg, 1972, p.4). It was the most ambitious step of all attempts at
national planning to overcome the problem of overgrowth. There was a need for re-
planning the big-cities and important centres. This is to employ the vacant areas within
the urban context and to relieve the high density from some areas, especially in the
inner cities, which would reduce the pressure on infrastructure and public utilities,

control the future urban growth and direct it as possible away from the congested areas.

In his ‘Garden City’, Howard aimed to create a coherent design for a new environment
and a better life to draw people away from the urban centres into new civilizations. His
main principles of Garden City’s concept depended on designing a town for healthy
living and job-opportunities produced throughout industry developments, of a size that
makes possible a full measure of social life but not larger, surrounded by a rural belt.
The whole of the land being in public ownership, Howard suggested that a ‘Garden
City’ is to be planned for a population of 32,000 on 6,000 acres (2,430 ha) estate that is
1,000 acres (400 ha) of it for residential areas, distributed into six wards, and

surrounded by agricultural lands on the remaining 5,000 acres (2,025 ha).

The town includes perimeter railway and main centre in the middle where the public
buildings, such as the town hall, library, hospital, museum and art gallery are located
(figure 2.1). Each ward of the six contained a portion of the main centre with its own

park, houses and gardens, schools and churches in the Grand Boulevard; whereas,
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factories are at the periphery of the city adjacent to the circular railroad that surrounds
the town and connects it to the main line. Houses and their gardens were planned at a
density, excluding roads, of 50 houses to the hectare (Soisson, 1988, p.28-30). The
‘Garden City’ was planned to be a manufacturing centre in order to separate the
residential areas and also to ensure that every one would be within walking distance of
the workplace. Howard had basically contained his plan with all activities that humans
could need, thereby reaching his main aim in his ‘Garden City’ by creating a complete
and self-contained town, depending on public ownership of land with private enterprise

to build it.

However, and in spite of that most of references on the history of urban planning refer
to Howard for the origins of the Garden City concept, Schubert (2004) brings back the
origins of the idea to two years prior to that of Howard’s. He refers to the German
Theodor Fritsch who has proposed Garden Cities away from large cities in the 1896, as
Germany and England were suffering from nearly the same problems of urbanization
and the development of both countries into industrialization nations (Schubert, 2004, p.
3-4). Howard’s book was first published in 1898 with a second edition in 1902,
whereas, the first edition of Fritsch book was in 1896 and the second in 1912.
However, the main differences between the two concepts were in the aims and also the
size of the town that was not specified in Fritsch Garden City but was nearly 30,000

acres in Howard’s one (Schubert, 2004, p. 24-26).
Howard’s basic concept had been proved in 1910 by the Letchworth Garden City that

was found in 1903-4 as a first step in establishing a better system of urban growth. It

was a healthy and a well-planned environment that had shown its capacity to attract
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Figure 2.1: Howard’s Garden City Plan; and One of its Six Wards in Details.

Source: Soisson, 1988, p.29.
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industry and residents, well-served town. Each house had its own garden and within
easy distance of work to the centre and open country. It had zones of different
maximum densities but the planners of Letchworth were particularly concerned to set a

standard of maximum density for the lowest-income families (Beevers, 1988, p.92-93).

Seventeen years after the birth of ‘First Garden City’, a second area of land was
purchased by the GCA (Garden Cities Association) and Welwyn Garden City was born
in 1920 (Tidd, 1997). It is a self—contained industrial town, in which the majority of the
population works as well as resides. Although being nearer to London than Letchworth,
had a more proportion of residents who commute daily to the Metropolis; but at least
85% of its working population finds their employment in the town, which has a wide
range of industries and commercial business (Beevers, 1988, p. 171). After Welwyn, a
lot of new towns were established not only in Britain but also all over the world. The
idea of Garden City and new towns had found its echo abroad through the
establishment of Garden City Association, which started in France (1903), Germany
(1904), Holland (1905), Italy (1906), the USA (1906), and Russia (1911). Later in
1913, the International Garden Cities and Town Planning Association was founded

with members from many countries (Osborn and Whittick, 1963, p.95).

Le Corbusier in France had his own principles in designing the Garden city towards a
new town of high density with high buildings, increasing means of circulation, and
increasing the planted surfaces. He started his architectural works since 1910 and in
1922 he planned a contemporary city of three million people ‘Ville Contemporaine’ in
France. The master plan included a city centre to be occupied by 400,000 inhabitants

within twenty-four story-high skyscraper and 250 meters of open areas surrounded
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every skyscraper with a continuous green park zone. The centre included transport
facilities for reaching suburbs as well as distant destinations. The plan included six
double story apartments to accommodate 600,000 inhabitants and there was a
development of Garden Cities for the rest of the two million inhabitants around the

circumference of the project (Tzonis, 2001, p.74).

One city in India, Le Corbusier had participated in its plan, was the project of
chandigarh; in 1951 the new capital of Punjab in India. The plan of the city was divided
into two stages. The first stage provided living accommodation for 150,000 inhabitants
and the second stage provided accommodation for a population of 500,000 (Boesiger,
1957, p.52). However, Le Courbusier was more involved in architectural design
projects more than planning and landscape of a whole town. However, Le Corbusier
had some different principles in design from those of Howard’s. He suggested towns of
a big size of population in his “Ville Contemporaine’ a city with high horizontal line
and vertical direction in residing as well as a high density with a continuous park space;
whereas, Howard suggested a town of low horizontal line, small size of population and

density resided in houses surrounded by pleasant green areas.

Thus, in countries undergoing industrialization, many new towns came into existence,
perhaps with some differences in design principles but with same planning purposes,
and the idea of building planned towns with controlled size had been more widely
entertained. In Britain, 28 new towns were built since 1946 such as Stevenage,
Peterborough, and Milton Keynes and it was estimated that in 1999 there were 2.5
million people living in them. Also France and West Germany had to rebuild war-

damaged towns such as Bagnolos—-Sur-Ceze, La Dame Blanche, and Orleans in France;
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and Espelkamp-Miltwald, Westphalia in West Germany (Wyndham, 1999). Italy had
placed most of its new planned developments as expansions of existing towns,
sometimes partially industrial, one of its most interesting new industrial towns is in
Ivrea near Turin. In the USA, the government had thought to promote a wider location
of industrial development such as Oak Ridge (Tennessee), Los Alamos (new Mexico),
and Peachtree city 30 miles from Atlanta-Georgia that was designed for industry as

well as residence (Corden, 1977, p.17-18).

During the same period, many new towns came into existence for reasons different
from metropolitan decongestion. In the USSR for instance, many towns were founded
in the course of the state programme of industrialization; built with great urgency for
specialized functions such as science cities (Belousov, 1978, p.387). However, the
British experience was to have the major impact elsewhere, particularly in Scandinavia,
where the Garden City idea as it was envisaged in Great Britain as an outlet for the love
of nature and pleasant. In Canada, new towns were an attractive form for handling the
development of national resources, whereas in other cases such as Israel, a flood of

immigrants had to be settled (Osborn and Whittick, 1963, p.96).

However, in all countries, advanced or otherwise, the greater part of developments,
occurred in places where population was already most concentrated. Thus, the creation
of new towns was a solution for a variety of problems ranging from urban congestion to
regional imbalance. It was a method to deal with the problems of urbanization.
Therefore, most new towns were developed around large cities in the 1960s and 1970s
and even some in the 1980s, where major cities had witnessed a rapid population

growth, to provide housing, and to decentralize rapidly growing population in the
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metropolitan centres. There was a change in the national government’s role in shaping
future land use and population distribution trends instead of responding to problems
only after they have emerged. Calanan (1999) stated that:

“New Towns can act as focal points in partially-expanding polycentric

region. The contribution of new towns is versatile and multifaceted:

prevention of urban sprawl, regeneration of older established centres

and investment attraction”.
(Calanan®, 1999)

Generally, the evolution of ‘New Towns’ concept went over several periods of a
century. Perloff (1972), classified the history of the new towns over three—quarters of a
century and I had added the fourth-quarter in addition to some data to quarter three in

the table below from my research study documentary information as follows:

1898 ff Howard’s initial proposal (Garden City concept)
1920s-1930s British two Garden Cities.

Radburn and “greenbelt” towns in United States.
Postwar Period British Mark I towns;
1940s-1950s Israeli major new towns programme;

Government- supported Scandinavian and

Canadian new towns programmes initiated.

Privately built new towns in United States.

1960s- 1970s British Mark II and III towns (larger than Mark I, up to 250,000 population).
French new towns

Scandinavian new towns.

Israeli, and Canadian new towns programmes expanded.

United States subsidized new towns programme, proposals for new cities with
population as high as 1 million.

Saudi Arabia new towns programme

Egyptian new towns programme initiated.

Algerian new towns programme initiated.

A few new towns built in other developing countries.

1980s-1990s Egyptian new towns programme expanded.

Algerian new towns programme expanded.

Table 2.1: Evolution of New Towns in Developed as well as Developing world.
Source: Based on Perloff and Sandberg, 1972, p.viii; and Researcher’s study

information.

* Brian Calanan, Strategic Planning Manager. Shannon Development, at the Inclusive New Towns
meeting in Cumbernauld, October 1999.
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2.3 Theories of Planning New Towns

The planning theory of new towns programme or any other programme generally
presents the ideology, which provides a philosophic basic for the activity as Faludi
stated,

“The ideology provides a basic operation rationale and defines the main

kinds of problems that the new town or whatever the activity is to tackle and

the major type of arrangements to different matters”.

(Faludi, 1973, p.75)

Also drawing on the views of Healey, Campbell and Fainstein, the central question of
planning theory that should remain is that- how can planning play an effective role in
developing the city and the region within the constraints of the economy and the
political system of the country? Basically, this depends on the management of the
system and its procedural planning theory. The procedural planning theory or the
management of the new towns consists of several processes: The rational process, the

policy action, the planning process and the implementation one. This will be

demonstrated in detail in the following paragraphs.

2.3.1 The Rational Process

The rational process explores the principals and nature of planning by specifying the
goals and objectives of the planning process. It gives little attention to how plans and
policies might be produced and the role of planners in this context. Moreover, it
controls the implementation process and evaluates alternative plans and policies when
required. Most emphasis is on the objectives of the plan and on alternative ways of
reaching them, all set out in writing rather than in detailed maps. As Hall (1975), stated

that:
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“In this process alternative plans are evaluated against the objectives in order to
choose a preferred course of action; and this would continually be repeated as a
process that throws up the difference between the planners intention and the actual
state of the system.”

(Hall, 1975, p.270)

Actually, the objective of this continuously repeated process is to have on the one hand,
a monitoring system which checks the response of the urban and regional system to the
various planning measures, that are taken to control its progress. On the other hand, the
control system itself that responds flexibly and sensitively to the information
transferred by the monitoring system. Therefore, the evaluation of the plan is vital, as it
gives the structure of the town the capacity to cope with current or increased levels of

demand.

Aims of New Towns

The aims of a plan come first in the rational planning process. The new towns’
programme had been built to serve various functions. One of them is to relieve
congestion in existing large urban centers. Examples of this are the original eight
London new towns in Britain, the five Paris new towns, Cairo’s surrounding new towns
in Egypt, and the Scandinavian new towns, etc. Another function is to cope with
population growth or movements. For example, several of the British new towns such
as (Aycliffe, Washington, and Cwmbran), in addition to most Isracli new towns that
were built to attract new immigrants to the new built towns. Other function is to exploit
national resources or to develop the potentialities of the land. For instance, all of the
Canadian new towns were created in order to exploit some national resources (Perloff

and Sandberg, 1972, p.4-5).

21



Chapter 2 The Idea of New Towns

Further function is to serve strategic or military needs. An example of this are the
Israeli towns built for the settlement of Jewish population particularly along the borders
with Lebanon, Jordan, and Syria. Also, some new towns aimed to be part of a national
planning and development policy. For instance, Skelmersdale and Runcorn were built
not only to ease the congestion in Liverpool but also to create new economic centres in
that part of Britain. Likewise, the two Saudi Arabian towns were built for similar
economic reasons. Basically, the new towns’ programme is often associated with the
need to reduce the congestion and pressure on housing, services and infrastructure in
major cities by reorganizing the distribution of population and related economic
activities. As Howard stated that,

“The central purpose of new town is to avoid the further congestion of large

urban centres and to provide opportunities for life close to nature and to all

town activities”.

(Beevers, 1988, p.49)

New towns tend to provide an alternative to disorderly urban growth by helping to
enhance desirable aspects of the natural and urban environment and thus improving
general and economic conditions. Furthermore, the new towns’ programme aims to
contribute not only to the new town itself, but also to the welfare of the entire area,
which will be affected by the programme, and of which the land to be developed is a
part. The objectives of new towns policy is to monitor that social and economic
resources are distributed into every part of the country to the best advantage of the

whole, taking into account in particular the expected growth of population and its most

desirable distribution (Corden, 1977, p.81).

Principles in Designing a New Town
To achieve the aims of new towns, there are main objectives in the planning theory to

be considered in the programme of new towns. Howard had fundamental principals for
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his concept- limitation of numbers of population and area, variety and sufficiency of

economic opportunities and social advantages, and control of the land is in the public

interest. In explaining these principles, he stated that a new town should be “

1) Built according to a predetermined plan of development.

2) Small in size, so that people can know each other and reach work and services
easily.

3) Independent- free from any constraints of existing population, and particularly of
the central city.

4) Self-contained and self-sufficient: a minimum of in-and-out community, and
adequate jobs for all resident workers.

5) Balanced, not only in regard to economic diversity but also with population
heterogeneity- with respect to age, occupation, income and class, as well as
ethnicity.

6) A plan and design to accommodate all these features, with closeness to nature and

pleasant living and working conditions”(Perloff and Sandberg, 1972, p.vii).

In Schaffer opinion, new towns are required, in order to provide a sense of settlement
for its community. To be characterised as well as balanced and reasonably self-
contained, adequate public community and commercial facilities for education, health
and social services, recreation, and transportation should serve them. Work places
should be provided in or near these communities so as to provide reasonably short trips
to work, as he pointed out:

“The concept of the town to be built, its economic function in the region of

which it forms part, its possibilities and limitation, must then be hammered out

and welded together into a framework that covers every aspect of development
and life in the town”.

(Schaffer, 1970, p.50)
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Moreover, the substantial provision of housing should be for individuals of low and
moderate income. Opportunities of work are also an essential matter in programming
new towns. Although the provision of housing is the essence of a new town, but the
driving force behind new towns’ growth is employment because without it, a new town
would just become a mere dormitory (Faludi, 1973, p.79). Thus, in theory, the
programme should be economically balanced and have a base of potential for economic

growth.

2.3.2 Government Policy Action and the Legislative Framework

The nature and importance of the government role in the planning process varies from
one country to another; even the policy and the legislative framework differ as well.
For example, in Great Britain the central government was responsible for building and
managing the new towns, whereas, in other countries, such as the United States, it was
the private developer who initiates and develops such projects (Corden, 1977).
However, in all cases and especially for such big projects, the government approval is
inevitably required and some programmes are aborted because political agreement
cannot be obtained. Therefore, the strategic plan of a new town was to coincide with
the government legislative framework and this was an important stage before turning to

the construction process.

On the other hand, other researchers’ opinion state that the government also has to
manage the legislative framework in a form that it would attract support from a wide
range of interests in the country. The reason behind it is that, although the initial stages
of the project, from determining master plan and the broad framework guidance of the

process (plans and design) are prepared by the government, the implementation is
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usually carried out by private developers. To reach the implementation required, public
authority planners and policy-makers need to undertake three tasks. Firstly, they must
be able to identify the other factors necessary for, or relevant to, the implementation of
the plan. Secondly, they must establish contacts with these actors. Thirdly, because
these other agents have their own objectives, which do not always coincide with those
of public authority, planners and policy-makers have to acquire the skill of negotiating

(Taylor, 1998).

2.3.3 Planning Process

The planning process begins with the preparation of the strategic or master plan of the
town, but before producing the master plan, there is the selection of site and size of a
new town. For site selection, it was stated that,

“The site should not have too high agricultural value, and could be

adequately supplied by water and also drained. Road and rail

communications should be excellent and that above all, the area would be

attractive to the industrialists to persuade them to move from major cities to

the new town”.

(London County Council, 1961, p.13)

Therefore, the location of the new town in the region was found to be the most
important factor in site selection. The location would seem to be important in the sense
that it should be placed to fit best into the national system of cities. For example, in
Great Britain, initiatives rested on the basis of an area for infrastructure functions such
as water supply, power, sewage disposal and transportation. Traffic circulation is also
of a particular importance in site selection. No master plan can be drawn up without
extensive study of the traffic flow that the town would generate at various stages of its

growth and the road pattern that must be adequate for the long-term future (Schaffer,

1970).
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As a matter of fact, from the early days of planning for new towns there were conflicts
over the strategy of location, in relation to its mother city, and by reflecting the views of
Howard about independence and self-contained new towns, it was to be located far
away from the mother city, but at that time there were fears that such town might fail.
Therefore, in Britain the first eight London new towns were located within 20-35 miles
(30-55 km) of London such as (Harlow, Stevenage, and Welwyn). Later, and with
respect to the concept of independence, thoughts in Britain seemed to favor larger
developments and more distance from the major cities and so some towns from the
second and third generations of new towns in Britain were nearly 100 km from London

(e.g., Peterborough, Northampton and Milton Keynes).

As far as the size issue is concerned, Howard’s principles called for limitation on both
the numbers and the areas of a garden city as mentioned previously. The medium size
for new towns is sometimes, theoretically, more preferred than the small one because
mostly small communities may not be provided with a wide variety of public services
or facilities and if they do, it will cost too much (Perloff and Sandberg, 1972, p.7). This
is what some small British new towns faced in their early stages; they suffered from a
shortage of essential services, facilities, and amenities due to financial reasons. In
addition, Taylor (1998), pointed out that to determine the best size for a satisfactory
town, certain factors should be taken into account such as; the requirements of
residential standards, access requirements between home and work, industry and
commerce, facilities for recreation, entertainment and cﬁlture. Thus, new towns should
be designed according to designated space standards and appropriate density controls in
a professional style. After deciding the site and size, and giving the total population

proposed, the preparation of a master plan for the whole town starts.
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The master plan provides a broad framework to guide the preparation of the detailed
planning and designs that appear in the final plan. It incorporates the main aims of the
town together with the policy determined for the new town and expresses them in a
product of a concept or idea for the possible form of the town and the potentialities and
limitation of the site. Schaffer (1970), pointed out:

“The Master plan is a statement of general policy rather than a detailed

blueprint and a great number of facts and figures have to be got together before

the main structure of the town can be determined”.

(Schaffer, 1970, p. 50)

The preparation of this plan in most cases, like for exarnple in Great Britain and France,
was that of the public sector responsibility (as will be explored in ch3). Although
participation of the public was required, at the formation stage in the making of
development plan for their areas, this participation was primarily seen as involving
more consultation with the public rather than the public activity participation in
decision-making. Thus, the responsibility for preparing the plan and setting it into
statutory form of proposals and decisions remain as a task demanding the highest
standards of professional staff in government planning institutions. Besides, planning
theory demands flexibility in the strategic or master plan to accommodate the social,
economic, and political changes, which may occur over the whole period that will take
to develop a new town. It is somehow general and does not include details of designs.
For example, it will not determine the exact location of every road but will outline the
urban structure for the town or city within which the detailed location of the major
roads, as well as the minor roads can be fixed. As Corden stated:

“The master plan for the new town must depict the general land use

composition of the town and its circulation system and development stages”.
(Corden, 1977, p.77)
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Thus, the master plan is not just a map, with colours showing where the houses, shops,
factories, and schools will be built, but it is much more than that. It is the most
important document in the new town planning process. It is “a way of life for thousands
of men and women and for their children yet to be born” (Hamblin, Horne and Nias,
1975). The master plan should generally take into account the central function of
planning, which is to provide a good physical environment that is essential for the
promotion of a healthy and civilised life. Therefore, ‘plan evaluation’ is required and is
an important stage in the planning process as sometimes policies or plans are required
to be compared and then decide which is preferable to enhance and maximise human
welfare, and so the best plan from a number of alternatives, in Faludi’s opinion, has to
be “the one which produces the most benefits in relation to costs” (Faludi, 1973; Hall,

1975, p.283).

After the master plan, usually the final plan comes into action and this includes details
of the inner town, central area; residential area with its primary and secondary schools;
the outer residential area; the major industrial area; and communications such as
pedestrians, roads, rail, and sometimes air (Roche, 1977). At this stage the design
process or plan formulation starts as soon as the planner begins to design his models.
The content of the design depends on the focus and the objectives of the planner.
However, although this detailed design comes later but the main principles must be
established at the stage of master plan. Actually, planning, in practice, involves
conflicts of values that cannot be fully resolved by rational discussions or by
calculation. These conflicts may take place between organised groups’ interests and

decisions at different levels and at different points at the same time (Hall, 1975, p.293).
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Basically, successful planning requires considering also the likely problems of

implementation at the same time as plans and policies are being prepared.

2.3.4 Implementation Process

It includes implementation programming and the implementation process itself.
Implementation programme is the guide for all the individuals and agencies, which
must contribute to the development of the town. The programme provides series of
detailed schemes for the development process, month by month, to keep development
on schedule. It also provides the division of responsibilities for all agencies responsible
for the development of the town and includes basis for budgeting, manpower, resources
level, and programmes for all agencies. Implementation did not receive enough
attention until recently. In the past, much attention was devoted to plan and policy-
making and also to policy and plan-evaluation, whereas, little was devoted to plan
implementation. As Taylor stated:

“In the early post war era, the activity of town planning was considered to be

a creative exercise of designing and making plans ‘master plans’, and little

thought was given to how these plans might be implemented”.
(Taylor, 1998, p.111)

Later, it is thought that the failure or success of a new town is related, to a high extent,
to the implementation of the town. Leaving implementation till the final stage of the
planning process is quite wrong, because if the planning process went through its
classical steps of preparing the plans and their alternatives and then adopting one of
them by deciders and implementing it by administrators without considering
implementation problems that could occur, then there would be a step of recycling

information concerning the result of implementation to planners who use this
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information to revise the current plan. This would cause difficulties and results in the
failure of the whole process, as plans are made, but the deciders proceed to actions
which are not in accord with the plan proposed. Friedmanne’s criticism to traditional
approaches to planning and policy making was about this separation of policy and plan
making, or even any stage of the rational planning process, from consideration of
implementation. His opinion meant that successful planning requires considering the
likely problems of implementation at the same time as plans and policies are being

prepared (Friedmanne, 1969: Faludi, 1973).

Therefore, producing the plans needs to be taken into consideration of the same stage of
implementation. For instance, the implementation of development proposals generally
depends on their acceptability to their sector developers, private or public; therefore,
implementation is not something, which can sensibly be left until later or later stage of
the planning process. Implementing plans need to be considered at the same time as
plans are made, as in the opinion of Corden,

“Perspectives to implementation were that implementation have to be

regarded as a series of responses to ideological commitment, to

environmental pressures, or to pressures from other agencies or groups

seeking to influence or control the action or the process”.

(Corden, 1977, p.86)

Basically, programming the development of towns is based on the estimated build-up of

population and on an assessment of when the growing population would be capable of

sustaining particular land uses.

The stage of implementation programming is followed by the implementation process,

which is defined as “the process of putting policy and programmes into effect” (Taylor,

1998, p.119). The implementation process depends on the growth of the town which
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would fall into two main periods: the intake period, up to year 15, during which the
building programme must absorb a population of up to 50% of the estimated residents,
and the subsequent period of natural increase, during which the population would rise to

the supposed residents by about year 50 (Roche, 1977).

And so, the programming of the main building period is usually divided into three
phases: By the end of year 5 at the latest, a part of the town must be established
including central area, shopping and industrial functions; by the end of the intake period
at year 15, the town must be a complete working entity in every important respect; later,
provision must be made to permit the expansion of all existing uses to absorb
subsequent natural population increase, and the introduction into the central area of
such special uses as cinemas, offices, etc, would probably arrive at a late stage in the

growth of the town (London County Council, 1961).

2.4 The Planner’s Role

Government’s planners are responsible for creating the master plan, which can guide
the specialist planners and evaluate their proposals in the light of the master plan. The
planners should coordinate the planning of specialist agencies so as to ensure that their
proposals reinforce each other to further the public interest. Therefore, every
government planner, no matter how specialized, is supposed to have a comprehensive
and coherent understanding of the overall public interest, as Faludi and Taylor stated
that:

“The comprehensive planner must assume that his community’s various

collective goals can somehow be measured at least roughly as to importance and

welded into a single hierarchy of community objectives.”
(Faludi, 1973, p.194)
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“They should act as advocates for the public especially groups whose interests
would not be well represented in the process of planning”.

(Taylor, 1998, p. 85)

In the planning process of the new towns, the planner has to estimate the number of the
population that will be living in the town fifteen or more years ahead, the numbers and
ages of the children they will have, how many people will move away from the town,

and how many will stay.

Although, changes of population structure are sometimes not as predicted, but at least a
planner has to take into account the amount of land that will be needed for natural
increase and make sure that it is reserved. Later, he/she takes actions through public
investment or controls on private investment to improve the preferred alternative. The
planner has to consider the development corporations, the local authorities and give the
general public the chance of criticizing and objecting. “The planner’s ideas are subject
to be closest scrutiny and he must satisfy the Minister at a public inquiry” (Hamblin,
Horne, and Nias, 1975, p.2). After a short time the planner reviews the state of the
system he follows to see how far it is progressing, and on the basis of this he/she begins
to go through the process again. Basically, planners remain an important planning tool
in the whole process, from the rational stage till the implementation one (Hall,

1975,p.272).

2.5 Financing and Managing New Towns’ Developments

Although new towns’ projects require massive resources of money to build, it was
found that as an element in urban replacement and expansion, the new towns have

undoubtedly been less costly than any conceivable alternative (Osborn and Whittick,
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1963). The spending of so much money on a new town can be returned or obtained back
through investment. For example, the rents that can be charged from central and
industrial areas in the new towns and besides that return which the developing authority
obtain, there are benefits that local authority gets for the area in the rise of land values

and in ratable values that should not be forgotten (London County Council, 1961).

Howard has claimed that new towns can, over a period of years, be “sound economic
propositions” but, in his opinion, to reach this stage, considerable sums have to be spent
before any revenue is obtainable. Land has to be purchased, water and drainage works
and roads constructed, services and administrative expenses incurred in advance of
houses and factory building. So, there is a time before reaching the stage of investment
fructifies. Reaching the stage of investment fructifies requires a managing programme
that provides a coherence among town planning objectives, technical possibilities;
political necessities and financial limits, and this is to be maintained during

implementation process.

Financial management of the new towns is seen as an important tool, which remains an
essential element of the development process. It is actually the process of financial
planning that is a geographical and technical division of new towns projects into units,
which is required from the government towards a successful implementation. Financial
planning is determined on the basis of expenditure and revenues of each different
project, and according to that, the government would distribute different works among
the public sector, public-private sector, and private sector (Beghin, Guillaumin and

Debost, 1993,p.144).
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Public Public-Private Private External External
Sector Sector Sector Grants Loans
Local resources Foreign resources

Pool of General Financial

Resources

Figure 2.2: Different Financial Resources of New Towns Programme.

Source: By Researcher depending on Research Study Information.

New towns’ development process involves investment of huge sums of capital; the
capital has to be found out of the pool of general savings, either through the public
sector represented by the Government as a percentage of annual national investments of
the country; financial incentives from public sector supporting private investors and
joint public—private development co-operations; private individual investors or private
development companies; and external loans or grants from other countries or
international organizations. This capital is for infrastructure, housing, economic
activities, and social services, as sustaining this scale of development needs the
continuation of sufficient financial resources. Also, it was found in new towns’ studies
that main cost is spent on housing, as housing costs represent approximately half of the
total initial capital outlay, that is taken by public-private partnership and their
possibilities could even be extended beyond the provision of infrastructure and services

by profit seeking firms. However, the government also supports the private sectors by
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offering short or long-term loans to encourage them to cover the cost of their
investments. Government involvement is seen as an essential factor in the financing and
managing process,
“To ensure the coherence of all government interventions; and to
convince partners of the government of its determination to pursue its new

town policy to a successful conclusion”.
(Beghin, Guillaumin, and Debost, 1993, p.136)

2.6 The ‘Dynamics’ of New Towns

In the past, towns just grew up under the pressure of industrial and housing demand and
no one was so much concerned to examine the social pattern that emerged, thus many of
the older new towns had been criticised for not paying sufficient attention to social
aspects. Whereas, the idea of the balanced community has always been central to the
theory of new towns to suggest guiding principles on which such towns should be
established and developed as self-contained, economically balanced and social balanced

communities for both living and working (Perloff and Sandberg, 1972, p.14).

2.6.1 The Importance of Population Structure

The size, age, and household structure of the population of the new town form the basis
upon which it must be created. Population size and structure must, therefore, be
estimated for each stage of the town’s growth, so that related proposals for all other
aspects of development, including costing and programming, can be framed.
Sometimes estimates may prove wrong. This is due to economic changes, national and
sometimes international, that can happen unexpectedly. So, the Plan must be flexible

enough to enable it to cope with new events. One important issue in new town’s
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population structure is the age structure of the community that is important for the

social balance of the town.

Mostly young married couples, which face housing problems, migrate to new towns.
Therefore, the concentration for social needs is for the age group (20-30 years and 0-5
years) so, the urgent primary school need coincides with initial home building, and then
this followed by the teenage stage and the secondary school (Hamblin, Horne, and
Nias, 1975, p.4). As most new towns take around 10 to 15 years to be completed, this
gives the chance for providing facilities for the second generation, their needs to work,
housing, and for the first generation, which had settled firstly, to grow old and so social
provision for elderly people is required. Schaffer (1970), stated:

“It will be a slower rate of development going on, possibly for thirty

years or more before the population has settled down to a normal age

distribution”.
(Schaffer, 1970, p.53)

A particular problem that could happen here, in many planning situations, is the
difference between the interests of different generations. Hall (1975), pointed that if
public housing for instance were built only for contemporary standards, the risk that
will appear here is that it will be regarded as substandard within generation or two, and
therefore it may not be possible then to redesign it except at unacceptable cost, but if it
is built in advance to satisfy the pressing housing needs of today and tomorrow then
many decisions and questions about preservation and conservation will appear related

to the interests of different generations ( Hall, 1975, p.292).

As far as the ideas of ‘social-balance’ and ‘self-contained’ are concerned, ‘social-

balance’ had meant not only diversity of dwelling, industry and balanced physical
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developments, but also includes population diversity structure with respect to age,
occupation, income, ethnicity, and class (Perloff and Sandberg, 1972, p.17). The idea of
social-balance appears in the neighborhood unit concept with the integration of all
socio-economic categories. This idea was associated with the belief that out of this
social structure a sense of community would exist (Welling, 1977, p.7). The concept of
‘self-contained’ community means providing basic needs of the town’s population in
terms of housing, employment, shopping, social, culture and community provision; and
most of these services are provided usually by the government and their partners from
the great development corporations; in addition, commercial enterprises sometimes add
such facilities (Hamblin, Horne and Nias, 1975). Self-contained new town can simply
be defined as,
“the one in which the residents can live full lives satisfying all their

daily needs within its boundaries” .
(Perloff and Sandberg, 1972, p.13)

Another important issue is ‘social-class’ in a new town, which is affected mainly by the
economic structure of the town. This can be seen as the social structure of a new town
derives from the industrial selection scheme, the new towns are usually working class
societies. These working class societies are supposed to be of professional skills
people, due to the idea that the prime requirement to establish a strong economic base
in the new town and the nature of the industries capable and willing to locate, leads to a
large concentration on skilled workers, as Wellings (1977), stated:

“ The new town have been successful in attracting managers, executives and

professional people, who come with a sense of high purpose in response to the

pioneering climate which existed first in the early New Towns and persists

today in the newer New Towns”.
(Wellings, 1977, p.4)
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Basically, these social aspects are very important factors to consider in the plan of a
new town. It is an integral part of the plan, which needs to be thought of as any other
technical needs of the new towns. However, Master Plans are expected nowadays to

include a ‘social development plans and programmes’ (Schaffer, 1970, p. 56).

2.6.2 The Importance of Employment Structure

As population structure affects employment structure, employment structure in turn
affects population structure as well. The goal of self-containment has interrelated aim
to the level of employment to match the level of job demands from the economically
active population. Moreover, the concept of self-containment, in regard to employment,
varies from town to town, according to the reason of building the new town. For
example, when new towns are founded independently outside urban regions to
encourage the economic development of undeveloped regions, as in the case of the
Canadian new towns, there are usually enough jobs for their inhabitants, since they are
established for industrial development and are located in geographically isolated areas.
Here, the number of jobs is linked to the number of resident workers and planned
previously. Whereas, it is different in the case of those new towns that are built to
decrease the excessive population growth of large urban centres, as in the case of the
British and Scandinavian new towns, because here, achieving balance between
employment and population is relatively difficult (Perloff and Sandberg, 1972, p.13).
Actually, most people who come to live in new towns have housing and employment
high on their list of priorities. And as far as the employment issue is concerned, the
creation of a strong economic basis is essential for the well being of each new town

community. Wellings (1977), stated:
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“ The New towns vary in their success stories in the field of employment, but
generally they are recognized as centres of economic vitality where

employment creation has been remarkably successful”.
(Wellings, 1977, p.8)

It is assumed that usually, the number of employees in new towns remains for about 15
years between the age of (30-45), this is due to small number of teenagers coming into
the town during the intake period as mentioned before, also the children of the group
(30-45) would be fewer in number than those in subsequent years. So, it can be
assumed that in the life of a new town, particularly in the years from 5 to 10, a large
proportion of employment would be in service industry and construction work and then
in year 15 this declines, whereas employment in shopping and other commercial
activities should increase to take its place. Then by year 20, the children of the
immigrants would have reached working age and there should be plenty of employment
for them in the shops and offices, which will then arrive as well as the factories

(London County Council, 1961).

2.7 Conclusion

Finally, it can be summarized that building a large new development is quite a complex
exercise, and from reviewing the planning theory of new towns, it is evident that in
order to carry out this exercise, there were some important principles to be considered
for a successful new town. These theoretical principles will be highlighted and
demonstrated in the following chapters to determine to what extent they were applied in
the new towns’ programme, in different countries, and to what extent they complied
with the actual requirements and situation of these towns or whether there were some

gaps in the theory and the achievement was not as it was supposed to be.
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The following chapter is a transformation from theory in this chapter to practice. It will
review new towns experiences in developed countries, particularly Great Britain,
France, and briefly, in some other countries in the developed world that had applied the

new towns programme in their urban planning polices.
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3.0 Introduction

The previous chapter was concerned with the origins of the concept of new towns,
studying their planning and implementation processes theoretically whereas, this
chapter and the followings will investigate the achievements of the policy in practice in
different countries; and before investigating the new towns policy in developing
countries, a study of the experience of some European countries in the developed world
(western countries) will be explored in this chapter, that had experienced the same
planning mechanism of new towns even before and would have good and useful
lessons that are worth conversance. Although each country has its own regulations,
financial conditions and criteria for new towns developments, but even though different
countries can always share innovative ideas and continue to learn from one another in
order to solve common problems. Most of new towns in Europe were designed in the
post—war period as a planning option to alleviate congestion of metropolitan areas, as
an alternative to urban fringe development, and a way to achieve balanced territorial
development (Leeuwen, 2001). In this chapter two countries were chosen for detailed
study of their experiences. These countries are Britain and France, in addition to some

other countries briefly considered in order to illustrate particular issues.

3.1 The Experience of Britain

3.1.1 Introduction

Britain in the nineteenth century had witnessed urban problems of population
overcrowding, concentration, congestion, and of sprawl in its major cities. As between
1801 and 1901 the population of England, Wales and Scotland grew from 10,501,000

to 37,000,000 (Ashworth, 1954, p.7; Aldridge, 1979, p.1), at the same time, the
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population was moving from the countryside to the town causing problems of excessive
population growth and congestion. This was until Ebenezer Howard inspired the idea of
‘Garden Cities’. The concept depended on creating cities for healthy living and
availability of job-opportunities of a size that provides all needs of social life but not
larger. Part of the city is devoted to the city itself in a circular form and the rest to an
agricultural estate in order to be interdependent and actually self-sufficient (Osborn and
Howard, 1944, p.52). Later, in 1901, the GCA (Garden City Association) was founded
under the chairmanship of Ralph Neville, the pioneer company was formed, and in
1903 bought 3,818 acres (1,547ha) in Hertfordshire to build Letchworth (Aldridge,

1979, p.4).

The site of Letchworth was 34 miles (56.4 km) north of London, where the Great
Northern Railway’s London to Cambridge line ran through it. The land of Letchworth
had been acquired in 1903 and the architect Barry Parker and Raymond Unwin
produced the first town plan in 1904 after, drainage and contour surveys were done
(Soissson, 1988, p.31). Letchworth was initially designed for a population of 35,000
people, and the aim of building it was to promote and further the distribution of the
industrial population upon the lines suggested by Ebenezer Howard to form a Garden
City as a settlement for agriculture, industrial, commercial and residential purposes. It
was designed as groups of villages around a public centre presenting the first practical
example of the neighbourhood units to be developed further and become the new
towns’ norm, “it was established as a model and a reference for half a century” (Merlin,

1993, p.58).
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In general, Letchworth was not built to the same standard as the new developments in
England of its time. This was in response to the majority of residents that were more
interested in individuality, especially in dwellings, and gave much more importance to
the internal comfort, privacy and garden plots than the external appearance of the
house. In addition, Letchworth had a range of prosperous industries and was
surrounded by a protected agricultural belt. Almost all its people found their
employment locally. It showed that a new town with a green belt could bring
employment and many services to the surrounding villages and countryside without
effecting agriculture.

“ It demonstrated that a town based on modern industry could be economically

and socially viable, even if built out of the immediate sphere of influence of a

metropolis”.
(Osborn and Whittick, 1963, p. 24)

The second Garden City was Welwyn. It is 40 km north of London built after the first
World War, planned nearly in a circle on 2,000 acres (810 ha) for 50,000 resident with
a maximum net density of 30 houses to hectare. Welwyn was small enough for every
citizen to be within 15 minutes walking of the town centre and open country. The land
included various functions as the 2,378 acres (963 ha) was divided as the following:
residential areas including small open spaces are all spread on 1,298 acres (526 ha);
industrial areas on a flat of 170 acres (69 ha) adjoining the railway lines; 80 acres (32
ha) for central civic and commercial area; 150 acres (61 ha) for schools; railway land

on 72 acres (29 ha) and rural belt spread on 608 acres (246 ha) (Soisson, 1988, p.43).

In the town, the site of the civic centre with the town’s main public buildings was just

outside the shopping area. This was to have the shopping, commercial and other
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activities areas as compact as possible and also it was recognized that the public
buildings would only gradually be built as the population of the Garden City grows. By
the time the idea of the Garden City was developed to the idea of totally new towns,
which had its origins in the experiments of Letchworth and Welwyn Garden Cities (as
mentioned in previous chapter). Howard’s opinion was that Garden Cities were the
future of Britain’s town planning, he stated that,

“...Town and country must be married, and out of this joyous union will

spring a new hope, a new life, a new civilization...”
(Tidd, 1997, chl.p.2)

GREAT BRITAIN New Towns Date of Designation

ENGLAND Aycilffe 1947
Basildon 1949

Bracknell 1949

Central Lancashire 1970

Corby 1950

Crawley 1947

Harlow 1947

Hatfield 1948

Hemel Hempstead 1947

Miiton Keynes 1967

Northampton 1968

Peterborough 1967

Peterlee 1948

Redditch 1964

Runcorn 1964

Skelmersdale 1961

Stevenage 1946

Telford 1968

Warrington 1968

Washington 1964

Welwyn Garden City 1948

SCOTLAND East Kilbride 1947
Glenrothes 1948

Cumbernauld 1955

Livingston 1962

Irvine 1966

WALES Cwmbran 1949
New Town 1967

Table 3.1: New Towns in Great Britain.

Source: Based on table 2 in Aldridge, 1979, p.176-177.

Also in Howard’s opinion these towns have to provide a complete life to new residents
as the way they were living in previous urban areas, he pointed out that:

“New Towns had to have a completely social and functional structure with
sufficient jobs to make it self-supporting, spaciously laid out to give light, air
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and gracing living and surrounded by a green belt that would provide both farm
produce for the population, and opportunity for recreation and relaxation, such
town separated but linked by a rapid transport system, form a ‘social city’.

(Schaffer, 1970, p.11)
However, after that and particularly as a response to London’s problems of excessive
population growth and congestion, Britain has built 28 new towns since 1946 (table
3.1) and (figure 3.1). The first fourteen were started between 1946 and 1951. Seven
more new towns were designated between 1961 and 1966 as a second generation of

new towns and later the rest were designated as a third generation between 1967 and

1970 (Perloff and Sandberg, 1972, p.8-9).
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Figure 3.1: Map Showing the Location of New Towns in Great Britain.
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3.1.2 British New Towns’ Managing and Financing System

By the end of the Second World War, housing problems in Britain had reached crisis
level, with many houses nationwide and particularly London becoming damaged
(Cherry, 1988; Crawley, 1997, chl). At that time a Ministry of Town and Country
Planning was created in 1943 and in the following year the Town and Country Planning
Act of 1944 enabled local authorities to buy war-damaged areas to re-plan them. Later
the act required the minister to appoint a development corporation to plan and build the
new towns. “These corporations were not a political body but more like a part-time
board of directors of a company” (Golany, 1978, p.15). In August of 1946 the act was
given royal assent, giving the Government the power to designate possible sites for
future new towns (Crawley, 1997, ch2). Actually, the site was to be decided by the
Secretary of State for England, the Secretary of State for Scotland and, since 1965, the
Secretary of State for Wales in the national interest, after consultation with some local
authorities who appear to be interested and others. Once the designated area is decided,
Development Corporations had the power to buy the land they need by a form of

compulsory purchase (Osborn and Wittick, 1963, p.95).

After choosing the site, the development corporations started designing the new town’s
master plan on the choiced site. But during that, development corporations kept in
touch with the local authorities of the nearest areas to the new towns and were also
required by law to consult them on each building project. Studies to be prepared by
development corporations included a report to set out the issues upon which the
proposals and policies of the plan are based and the proposals map which shows the
specific land use policies of the new town plan, So a draft designation was to be

published (Schaffer, 1972, p.45). All such plans and major projects were to be

47



Chapter 3 New Towns in Developed Countries

submitted to the Ministry for approval and once approval was to be given for a project,
then the Development Corporation had planning permission and becames the planning
authority for the new town. However, the structure and powers of the local authorities
and other bodies providing, for example, gas, electricity, water, telephone, etc remain

unaltered (Roche, 1977, p.7).

Funds for the new towns programme used to come in the beginning via national loans
funds for the whole developments of the town, for the first and second generations of
new towns, and were subject to parliamentary approval. But later in the third generation
of new towns, the government announced that half the capital for commercial and
industrial developments should come from the private sector and the growing interest
of institutional funds in property as a secured investment. Thus, finance for the third
generation towns was more dependent on private sector, as some of housing, and a
great proportion of industrial as well as commercial developments came from the
private sector. In addition, many companies that had brought employment to the area

had major interests in the development (Aldridge, 1979, pp. 39-76).

3.1.3 British New Towns’ Characteristics

Actually, the new towns movement is the planning and building of a whole new
environment for people to live in. Although new towns in different generations had
different purposes, most of them were to absorb the pressure of growth, particularly
those around London, they were necessary to attract families from London’s congested
inner districts, where density in the year 1951 had reached about 5,567p/km?

(Demographia, 2001a), and consequently, as a solution to the problem, eight new towns

48



Chapter 3 New Towns in Developed Countries

were built around London: Stevenage, Welwyn, Harlow, Hatfield, Hemel Hampstend,

Bracknell, Crawley, Basildon (figure 3.2).

Other towns in Britain were built for different specific purposes, for instance, Peterlee

and Newton Aycliffe in North East England were designated to act as industrial

magnets to attract business and commerce to county Durham; Corby, in central

England, and Cwmbran, in South Wales, were meant to house the influx of workers to

the rapidly expanding industry works nearby; Glenrothes, in Scotland, had been started

to provide homes and services for people coming there to work in the new coal mine,

but when this had to be abandoned because of flooding, Glenrothes was given the new

purpose of accommodating families from Glasgow and attracting new industrial firms

to support the area’s revival (Wyndham, 1999).
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Figure 3.2: New Towns Surrounding London.

Source: Ministry of HU.NUC, 2000a, p.86.
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In the planning of new towns, the development corporations were anxious to keep both
the transfer of agricultural land to new towns’ growth and the inevitable interference
with farming to a minimum. Several proposed new towns’ sites were rejected wholly
on agricultural grounds (Cullingworth, 1979, p.101), but however, “one of the things
that links all of the new towns in Britain is that they are all surrounded by a Green
Belt” (Tidd, 1997, p.4). In addition, there was a large variation in the space provision
adopted by different new towns both for the total provision of urban land and for the
individual land uses. For instance, the density of housing ranged from above 200p/ha at
Cumbernauld to below 100p/ha at Redditch. The medium density was in Bracknell,
Welwyn Garden City, Crawley, Stevenage and Hemel Hempstead; whereas the high
density was in East Kilbride, Harlow and Basildon; and the highest was in

Cumbernauld only (Evans, 1972, p. 24-25).

More details about British new towns’ characteristics will be explored in the following.
It is quite beneficial to review the British experience in new towns. As they are famous
throughout the world, they are among the earliest examples of comprehensive urban
planning and have a reputation as social experiments. Basically these new towns are
classified into three generations, according to the time of construction. The generations’
characteristics will be reviewed in the following paragraphs with a specific example

from the third generation to be studied in details.

The First Generation of New Towns (Mark I)
The first generation of new towns included 14 towns; Stevenage was the first new town
to be designated under the New Towns Act 1946; Crawley, Hemel Hempstead, Harlow,

Newton Aycliffe and East Kilbride were designated in 1947; the remaining towns in
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what had come to be called the Mark one phase: Peterlee, Welwyn Garden City,
Halfield, Glenrothes, Basildon, Bracknell and finally Corby, were designated by April
1950 (Aldridge, 1979, p.42). These new towns intended to decentralize population and
meet housing need, which included all the London new towns at that date. The design
of this first generation of new towns in Britain represented the final development of the
ideas in the original garden cities of Letchworth and Welwyn at that time. They were
intended to be limited in size, surrounded by substantial open space, and planned to
provide a complete urban environment, including housing, employment and recreation
for an average population of 30,000, such as in Stevenage new town (Stevenage

Borough Council, 1981, p.34).

The planners of these towns were able to work within what they believed to be a fixed
boundary, so they had to do their arrangement of space within this boundary
(Cullingworth, 1979, p.38). Housing was split into neighborhoods, separated by large
areas and open spaces. The characteristic of the road network consisted, in most of
them, of radial and ring roads. The radials connected the neighbourhoods to the centre,
whereas, the connection between the new town and the outside world took the form of
a limited number of main road connections running in towards the centre. Also,
densities of these towns were relatively low (Evans, 1972, p.102-104). Building
progress in most of the first generation was slow because of the national economic
crisis of 1947 from which all new towns enterprises suffered (Schaffer, 1972, p.61).
Basically, the first generation of new towns were characterized by a design more nearer
to the Garden city shape, low density, cul-de-sac transport network, which means a
separation between pedestrian and vehicles roads, and slow in the construction

progress.
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The Second Generation of New Towns (Mark II)

It was 10 years before any more new towns were designated, except Cumbernauld
1955, and between 1961-64 under the pressure of housing shortage, the Government
ventured on a second series of new towns to help solve the overcrowding problems in
Birmingham and Merseyside (Cullingworth, 1979, p.166). Thus, seven more new
towns were designated between 1961 and 1966, Skelmersdale and Runcorn in the north
west of England were intended to provide new homes, work, and all necessary services
for families attracted from Liverpool; Dawley (later called Telford) and Redditch were
similarly related to the Birmingham conurbation. Washington new town had the same
purpose in relation to the city of Newcastle and industrial Tyneside. Livingston and
Irvine in Scotland were established to provide homes, employment and a full range of

services for families attracted from Glasgow and Edinburgh (Wyndham, 1999).

By 1961, almost 11,800 ha of land in Britain had been developed for new towns.
However, the residential area was the greatest proportionate urban use of land in the
new towns. It accounted for nearly half of all the proposed urban area, whereas the next
major use, which is the open space, took up about 20 percent, industry and education
only about 8 to 9 percent each (Evans, 1972, p.23). There were not quite so much
change in the programme during the period of 1961-64, only that there were regular
debates in parliament arising from the need to vote for more money for the new towns
programme. So, there were some proposals such as ownership to be broadened by the
involvement of the private capital in town centre sites and the gradual build-up of
private housing for sale. Also the freehold sale of some of the industrial sites was being

favorably considered (Aldridge, 1979, p.59).
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Regarding master plans design, generally there were no huge difference between Mark
IT and Mark I new towns’ generations except in the transport system that was of too
much separation between pedestrians and vehicles transport networks in the first
generation and became tiring more than securing. Therefore, a trial was made in the
second generation to keep this separation but to make it more acceptable by proposing
the central route transport system, which formed the spine of ‘figure of eight’ where the
main roads penetrate the neighbourhood units but through their centres only. Also the
population projected for the new town was increased here approximately to double, it
became of an average of 90,000 residents, such as in Runcorn new town (Ling and

Armold, 1967, p.2).

The Third Generation of New Towns (Mark III)

From the late 1950s to the late 1960s, population projections for England were taken to
forecast a growth of about six million by the end of the century. At the same time, a
much faster rate of new household formation was taking place and was projected to
continue. But in the event, the rate of population growth started to fall quite sharply
from the late °‘60s; whereas, new household growth exceeded the forecasts and
continued to do so. Therefore, the response of the government was to designate few but
large-scale new towns and thus, there were three major new towns in the south-east
(Milton Keynes, Peterborough and Northampton); also one in the north west
(Warrington); and to change (Dawley) new town into a much bigger population targets.
These towns were to be built much more quickly to maximise their contribution,
meeting the high levels of housing need and housing demand for all the country’s

major region centred in London (Wyndham, 1999).
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The third generation of British new towns were designed to be much bigger than the
earlier ones, and population targets in some of them were increased to maximise their
contribution to housing needs in London. “They intended to become ‘counter- magnets’
to the pull of London and Birmingham” (Aldridge, 1979, p.63). Development
Corporations had thought that the development of these large-scale new towns could be
achieved more quickly by extending established infrastructure services rather than by
having to install them on undeveloped sites. In addition, there was a direct involvement
of a substantial, self-confident and elected authority, which was working in partnership
with the Government. This had helped to overcome the previous undemocratic central
control. In Mark III new towns, the partnership principle was developed most
effectively, especially in the expansion of Peterborough, where the city council and the
county council worked closely with the development corporation throughout the 20-
years expansion programme and it worked remarkably well (Cullingworth, 1979,

p.235).

In this generation, there were some changes in the design of the master plan, for
instance, in the first generation the design of the town plan was based more on the
‘neighbourhood unit’, whereas, in the third generation, such as Milton Keynes, this
intention was changed to the goal of ‘freedom of choice’ which led to the rejection of
the ‘neighbourhood unit’. It meant that the plan should provide the opportunity for
people to choose between alternative schools, shops, work-locations and services of
every kind and consequently, it was thought that if a real freedom of choice is be
provided, there must be a freedom of movement. In the previous generations, good
communication had always been a goal in design but it was thought between certain

defined locations such as town centres or, at neighbourhood level, it would be to the
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neighbourhood centre. Whereas, the new goals of Mark III asked for more than this, it
rejected transport solutions, which made some areas of the town being significantly
better served than others; therefore, solutions such as the transport grid system had

emerged (Milton Keynes Development Corporation, 1978, p.20).

In terms of ‘social balance and variety’, although both concepts were aimed in the new
towns programmes from their early stages, but because these towns were attracting
population resulting from metropolitans of specific classes, there were no full cross-
section of social classes in Mark I and II. Therefore at the Mark III new towns, it was
required from the plan to overcome this point by designing it in a way to attract and
accept every social and racial group. Thus it was designated to give people what they
want when they first come, and provide their needs and desires, which may change
rapidly as they settle down. “Plans must provide locations where social and commercial
services can spring up or die away in response to need” (Evans, 1972, p.106). However,
Milton Keynes new town example will explain more about British new towns

particularly Mark III towns’ characteristics.

Milton Keynes New Town

Milton Keynes is located in North Buckinghamshire and is about 53 miles (86 km)
from London and is the last new town to be established under the new towns
programme. The plan was published in 1970, and planned for up to 250,000 people to
live and work in the new town. It was built primarily to relieve the continuing industrial
and social pressure on London and the South East as a number of new towns were
decided to be built, of which Milton Keynes was the largest (Dobbin, 1998, p.87).

Milton Keynes was planned from the beginning to provide both independent and self-
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sufficient concepts. Although, Milton Keynes is a new town but it is one in which
growth is based on a number of old established communities, as within the boundaries
there were three towns and thirteen villages. These towns are Bletchley, which grew as
a market town and is an industrial centre; Wolverton was itself built as a new town
around the railway workshops, which was opened there in 1848; and the third is Stony
Stralford which dates back to 13™ century and has changed little since the boom times

of the coaching era (Milton Keynes Development Corporation, 1978, p.32).

The plan for Milton Keynes was designated to be capable of responding to changes.
Central to it, is the idea of dispersal-factories, offices, and houses in small adjacent
groups spread across the entire city; with a grid system of roads spread like a net
between them (figure 3.3). Construction started at Wolverton and Stony Stratford in the
north, and Bletchley in the south and curved inwards to meet at Central Milton Keynes
creating a crescent of development across the city, later it expanded east and west
(Walker, 1982, p.31). The transport grid system aimed to make it possible for people to
travel quickly and easily around the town by whatever means they choose, whether on
foot, bicycle, car or public transport; traffic is not concentrated on a few overcrowded
motorways but spread evenly over a system of main roads lying across the landscape

like a net (Berratt, Chapman and Davies, 1975, p.3).

The area designated for the new town was very largely green fields, the nature of the
countryside had been conserved and the resources of landscaping the city had not been
confined just to the housing and employment areas, they were also planted and some
factories and offices were located near parks. In the new town there are three district

shopping centres. The Brunel Centre of Bletchley and Cofferidge close to Stony
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Stratford and the third one is in Wolverton; this is in addition to the central Milton
Keynes shopping centre. Education had been always a key factor for many people in
their settlement decision especially for their children, therefore over forty schools have
been built in the town. Schools which are designated for 160-250 child were within a
maximum walking distance of 500 meters from the home they serve, and are placed in
a way that gives most parents a choice of two schools. Middle schools, which are
designated for 320-480 pupils, had often shared a site with the first school sited at local
centres. AThere are four secondary schools spread in the new towns and also higher
education was also provided at Milton Keynes; this is in addition to a few numbers of

collages spread in the new town (Walker, 1982, p.35).
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Figure 3.3: Milton Keynes Town Master Plan.

Source: Evans, 1972, p.109.
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The plan of Milton Keynes was designated by flexibility, this flexibility appeared in
road network and the land uses. Milton Keynes as the main new town in the South East
region, had played a main role in attracting and managing regional population increases
and had witnessed a proposed increase in population since it was produced until 1991.
After that, projections had been revised downwards and the regional population
remained static or was increasing very slightly; this explains to us why the Lancashire
Development Corporation was disbanded in the mid of 1980s, which was a large
project proposed in the late 1960s of three adjoining towns in central Lancashire in
North West England, with combined population of 250,000. The central Lancashire
Development Corporation was set up in 1970 to achieve this but because the national
projection of population went down, the need for this huge project became pointless;
thus, the New Towns’ programme was rapidly run down and this was implemented by

the Conservative Government in the late 1980s (Wyndham, 1999).

3.1.4 Conclusion

By the end of the 1970s the new town development corporations had ended and
transferred their responsibilities to local authorities and the commission for the new
towns. By the late 1980s the majority of development projects of those new towns were
completed. Recently, it had been estimated that British new towns had housed
2,000,000 people; around 500,000 of them live in the eight new towns surrounding
London (Crawley, 1997, ch3). It is noticed however that in the beginning of the British
new towns programme, most new developments were occurring on the edges of big
cities or within expanding zones of new urban growth (old newer city region). Whereas
later, most of this growth was spread and fragmented; although it is still not far away
from major cities but not quite so near such as those of the first generation. In addition,
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comparing the projected population in the three generations shows that nearly all towns
of the second and third generations had bigger targeted population than those in the
first round of designation. For example, Stevenage, with a targeted population of
30,000, was the smallest, whereas Milton Keynes with a targeted population of

250,000, was the largest.

Basically, some significant points had made the third generation relatively considered
as more successful than the previous generations. The first point related to the
quickness in building the new town which affects its life to a high extent because when
implementation process of a new town goes slowly, the town may prove unpopular and
after a short time it may become a derelict land, as people usually don’t have the
patience or the foresight. Evans (1972) stated “A new town requires foresight and our
society are inpatient of foresight and weak in social imagination and building for the
future” (Evans, 1972, p.6). Another point is related to the way of financing the
programme; Mark III towns are considered as a relatively successful new towns and the
speed in their implementation was affected by the sufficient fund provided for the
development process. A large part of the development fund was coming from the
private enterprises, much of it from foreign investors, and had resulted to a good
proportion of jobs-opportunities. This had also encouraged people to commute in more
than to commute out of the town. Also it had proved the effectiveness of partnership
between the public and private sector in the success of the new towns life. In addition,
this quickness in towns implementation process was also achieved by the thought of
locating the new town near a previously occupied area, such as the example of Milton
Keynes, where it may be possible to extend established infrastructure services to the

town rather than having to install them on virgin undeveloped sites.
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The distance of the new town from major cities had played an effective role as well, for
instance, although Milton Keynes, as an example of the Mark III new towns, is within
50 minutes of London, it wasn’t a physical branch or an extension of an existing city,
whereas it was an entity on its own and proved both independent and self-sufficient.
This has effected also the social structure and social class of the new town. The plan for
Milton Keynes was a response to the requirements of different age-structure and social-
class to coincide with the changing interests that may occur to their needs and interests
by time. In addition, the transport system used in Mark 1II new towns had an access to
good road transport routes. The capacity of the internal road networks of the newer
towns was clearly raised. Mark III new towns were planned on the basis of universal
car ownership (Aldridge, 1979, p. 126), whereas, the first generation towns had
problems in providing parking for the unforeseen car population, both in the town

centre and the homes of residents.

Thus, as the quality of new towns’ facilities was improved generally, many new towns
were becoming centres for employment and shopping for a widening area. “Between
1961 and 1975 the corporations of Basildon, Bracknell, Crawley, Cwmbran, Harlow
and Washington, all noted with satisfaction that they were becoming regional shopping
centres” (Wyndham, 1999). And actually, the third generation had the benefit of
lessons learnt from previous new towns experiences and this is what the research is
aiming to achieve. Opportunities of work are necessary to attract people to new towns
but at the same time it is always supposed that a new town would provide a better
environment for people to live in it. Therefore, contact and co-ordination between the

Department of Industry and Department of the Environment was very important in the
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arrangement of the new towns programme. This is to reach the right policy in directing

wealth, economy and welfare to residents overall the region of a country.

3.2 The Experience of France

3.2.1 Introduction

New towns had been developed in France in the second generation of post war
planning in the 1960s, whereas, the British had started the construction of new towns
soon after the war (Rubenstein, 1978, p.20). It was not until the middle of the
nineteenth century in France that economic expansion was achieved without a massive
migration to the main cities. Industries, such as textiles, operated with rural home-based
labour rather than in costly factories in big cities; and although Paris was from that time
established as the most important city in France, the regional centres such as Lille,
Lyon, and Marseille were also sharing in the national growth. After that, in the first half
of the twentieth century, there were an economic and demographic stagnation in France
that affected the redistribution of population and, consequently, the pattern of balanced
national growth was destroyed (INTA, 1981, p.25). People and jobs were increasingly
concentrated in the Paris region, which started to grow at the expense of the rest of the

country.

Between 1901-51 Paris grew by around 500,000 people and France as a whole by 9
million, as in 1860 the rural areas began to lose population rapidly while urban growth
was increasingly concentrated in Paris that had grown to 1.8 million in 1946. The Paris

region had increased by 4.8 million people while France as a whole had increased by
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only 2.5 million. France outside Paris therefore actually declined by 2.3 million people
during that period (Cammen, 1988, p.64). Merlin (1969) pointed out that:
“During 1850 to 1950, although the population of France remained constant,
during this time the urban population doubled and that of the Paris region

trebled, because of migration from the provinces and abroad™.
(Merlin, 1969, p.148)

The concentration of physical developments in Paris was increased by the
administrative centralisation such as government, banking and other services. It had
also become the centre of investments in France where cultural centres, universities,
theatres, and different activities existed. Paris region had increased to 7,369,387
resident in 1962 (Demographia, 2001b). Actually, the population growth in the Paris
region was as a result of three main factors. It resulted from a natural increase and a
marked excess of immigrants until 1974; the internal migration between the Parisian
region and the provinces; and the wave of urbanisation rose during the 50’s, reached its
peak in the 60’s, started to decline in the mid 70’s (Cammen, 1988, p.73). Thus, the
French public became increasingly aware of the growing imbalance between Paris and
the rest of the country. In 1910, a committee for the expansion of Paris was established,

a competition was organised for a plan to develop and expand Paris.

In 1928, a committee for the development and general organisation of the Paris region
was founded, known as the ‘Comité Supérieur d’Aménagement et d’Organisation
Generale de la Région Parisienne’ CSAOGRP (Committee for the Development and
General Organisation of the Paris Region).This committ decided that there would be
further population increases in Paris which will be a major problem and that it should

be limited to its scale. In 1934 Henri Prost submitted a plan designed to limit the urban
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growth of the Paris region. It proposed the construction of five urban motorways and a
Ring Road about 30 km from the centre to link them. The plan contained areas for
garden cities influenced by the’Garden City’ movement in Europe. Later, the plan was
revised and considered as a basis for the 1960 PADOG (plan for development and
general organisation of the Paris region), its proposals included three of the main urban
nuclei suggested in the suburbs (La Défense, Vélizy-Villacoublay, Créteil). The plan
also provided the basis for planning public utilities and amenities in the suburbs

(Merlin, 1993, p.59-64).

But at that time, extending urban boundaries of the Paris region was not so accepted;
planning trends were more towards finding a balance between housing, employment
and amenities, and these could only be achieved through large-scale, long-term
projects. Therefore, the idea of building new towns emerged, which was a plan of
gradually transforming the Paris region and its suburbs into several centres, Paris
remaining the principal centre. In 1961 an institute for Development and Town
Planning in the Paris Region (IAURP now IAURIF) was established as a research
organisation. The idea of new towns started from the 1965 master plan for the Paris
region through the SDAURP (the Schema Directeur d’ Amenagement et d’ Urbanisme
de la Region de Paris).

“The SDAURP was the first official document in France to propose the

construction of New Towns. It called for the accommodation of most of

the Paris region’s growth in peripheral New Towns”.
(Rubenstein, 1978, p.9)

The plan described the first five new towns to be located in the Paris region showing

the importance of creating them and the need for an intervention by the authorities to

63



Chapter 3 New Towns in Developed Countries

control growth in the region. It was based on some town planning principles: the new
town centres, urban development axes, and the unity of the urban region achieved by
means of effective transport networks. This was to ensure a balance between areas of
housing and employment, and to provide a complete range of services to encourage the
inhabitants to remain. At the same time these principles were required to take into
account many geographic limits, and to contain further expansion for the future

(Ploegaerts, 1993, p.9).

After the idea was subsequently extended to the major provincial towns, the
overgrowth population problem that the Paris region faced was the strike that changed
French urban policy directions and then spread into the whole country. While the Paris
region’ regional planners were calling for the building of new towns, the national
planners were also attracted by the idea and so studies were carried out in the three
metropolis of Lille, Lyon, and Marseille, deciding that regional growth would have to
take place outside the existing urbanised areas (Merlin, 1969, p.168). Thereby, nine
new towns were built in France called “Villes Nouvelles”; these new towns were

planned in the sixties and launched in the seventies.

It was thought at that time that the needs of each region in France, including the Paris
region, would be far greater in the future than it was, with the facilities available
whether of housing, transport, or leisure activities, unable to meet the demand. The
government document in support of French new towns decided five new towns located
in the Paris region, and later it suggested four more to be spread in other areas in
France. There were large-scale constructions dated from around 1970, and by the late

1970s the French new towns were creating around 20,000 housing and 15,000 new jobs
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per year (Rubenstein, 1978, p.2). Plans for the new towns, those of Evry and Cergy-
Pontoise appeared in 1966, those of Saint-Quentin-en-Yveline in 1967 and those of
Marne la Vallée and Melun-Sénart in 1969. At the beginning, work was carried out by
the planning commission, which was later transformed into development organisations
of a public character (the EPAs). Studies for Evry and Cergy-Pontoise were farthest
advanced and public bodies were established in 1969 taking over from planning

commission (Cammen, 1988, p.97).

3.2.2 French New Towns’ Organisations and the Financing System

During 1950s, the agency responsible for implementing regional development policies
within the ministry of construction was the DAT (Départment d’ Aménagement du
Territoire). At that time there was a division of responsibilities in the government,
between economic planning and regional development. But in the 1960s this was
changed, the DAT planners within the ministry of construction was engaged in the
preparation of a national physical plan for the location of new sites (INTA, 1981, p.25).
Between 1962-65 new organisations were created at the regional level to assist the
central administration with the establishment of regional economic policies. The new
policies suggested the creation of a master plan of several new towns to be located

mainly around metropolitan cities.

French new towns were considered as projects of national importance and there were
five institutions participating and playing role in producing the French new towns
system. The first institution was the SGVN (the Secretariat of Central Group for New
Towns), which brings together all government departments and ministries that have

authority over new towns, and it is responsible for the co-ordination of finance
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programmes, as well as for general economic and social development policy and local
government organisation. The second institution was the EPAs (the New Towns Public
Development Corporations), established by government orders between 1969 and 1973,
and whose role is to plan, develop and market the land in each new town. The third
institution is the SANs (the Associations of New Towns Communes), which are
groupings of the communes in which the new towns have developed. Since 1983 the
SANs have been responsible for master-plans, land use plan and concerted
development zones. The Fourth institution was the new towns communes themselves,
which manage local facilities. Finally the regions, which had to invest in the
development of the new towns located within their respective boundaries as the Ile de

France (Greater Paris) region (Chomentownski, 2000, p.2).

In regard to the new towns’ financing system, French new towns, from the beginning
were classified as priority operations by the government. The Government thought that
it is better to associate those normally involved in urban development projects and
thereby distributing the tasks between them for developing and financing new towns
projects under its control. These associations were: the Ile-de-France Région which
partially finances main roads, guarantees the debits of new town development
corporations, and pays a proportion of the deferred repayment on loans taken out by
local government authorities. The other one was, the local authorities acting as
contracting authorities taking out loans for public amenities such as water supply and
drainage networks, schools, and social amenities. The third one included the private
and council houses, which were built by housing promoters with the help of the

government. The forth association included specialised investors and businesses that
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pay directly for the construction of shopping centres, office-space and industrial areas

(Beghin, Guillaumin and Debost, 1993, p. 134-135).

French authorities had created a system that preserved both the roles of the local
authorities and the private sector in the development of the nationally financed new
towns. The private sector had participated in the process, but the French system had a
more rational method for preserving the profitable participation of private developers in
the new towns development process. Development works were divided into a collection
of smaller projects that can reasonably be managed by private developers and in this
way private developers can achieve profits in their normal manner, while the risks are
taken by the only institution large enough to do so, which is the national government,
as Rubenstein (1978) pointed out that:
“New towns’ economical success depends upon a rational distribution of

responsibilities between the public and private sectors”.
(Rubenstein, 1978, p.91)

3.2.3 French New Towns’ Characteristics

New towns around Paris are located along two development axes, and in the extensions
of their ‘mothers’. Also, the other four were similarly close to major cities, such as
Lyon, Marsille, and Rouen (Interreg 2c NWMA, 2000, p.16). The first five built new
towns located in the Paris region are: Cergy-Pontoise, located 35 Km north-west of
central Paris; Evry, 35 Km south; Marne-la-Vallée (formerly Noisy-le-Grand), 25 Km
to the east; Melun-Sénart (formerly Tigery Lieusaint), 35 Km south-east; and Saint-
Quentin-en-Yvelines (formerly Trappes), 30 Km south-west. The other four new towns

are L’Etang de Berre, 15Km north-west of Marseille; Lille-Est, SKm east of Lille;
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L’Isle D’abeau, 35 Km east of Lyon; and Le Vaudreuil, 25 Km southeast of Rouen

(figure 3.4).
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Figure 3.4: French New Towns Outside the Paris Region.

Source: By Researcher based on GIS and ESRI information; and Ploegaerts, 1993, p.4.

It appears in (figure 3.5) that the five new towns surrounding Paris were organized
according to the two main axis for development. One axis for new towns of Cergy-
Pontoise and Marne-la Vallee and the other one for the new towns of St-Quentin, Evry,
and Melun-Senart. As these new urban developments were to be on virgin rural sites,

they had to be supported by a powerful transportation infrastructure (Cammen, 1988,

p-103).

The aims of establishing the French new towns did not differ from the British new

towns aims, such as reorganising new concentrations of employment, housing, and
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services; creating self-contained cities and counteracting the uncontrolled development
and ease congestion in urban regions, especially the Paris region, where new towns
around are established as a growth centres to be a counter-pull to attraction of Paris. A
whole programme of industrial location and incentives were developed to encourage
industrial development in depressed areas (INTA, 1981, p.25). In the Lille region, the
Lille-Est new town was needed to provide services and facilities for a large university
complex being built to the east of the city. At Lyon, the L’Isle D’abeau new town was
proposed to resist the tendency of the Lyon suburbs to sprawl in all directions. It is
located on the east side of Lyon in order to preserve natural amenities elsewhere in the
region and to strengthen the development of axes between Lyon and Grenoble,

Chambéry, and Annecy.

In Marseille, building Berre new town was a response to the desire of increasing the
port capacity because large-scale expansion was blocked at the existing port area, and a
new port is being built on the Gulf of Fos to the west of Marseille. And finally, in
Rouen, a new town called Le Vaudreuil aimed to help organize the large-scale growth
anticipated in the Basse-Seine corridor, which extends from Paris to the English
Channel at Le Havre. It was designed to prevent this growth from occurring in
sprawling extensions from Paris and other major regions by channelling development
into the new town (Rubenstein, 1978, p.11). Basically, there were important points well
considered in the master plan of the French new towns, related to the foundation of
urban centres, the integration of urban forms, and architectural quality. These three
aims were actually pursued with varying success in all the French new towns, which
were planned on a large scale and were expected to contain nearly three million

residents. The planned sizes ranged from 140,000 for Le Vaudreuil, to 500,000 for
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Evry and Berre. The others were expected to be around 250,000-300,000 for each
(Ploegaerts, 1993, p.11). One example of the French new towns will be described to

derive more about the main characteristics of the French new towns programme.
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Figure 3.5: Paris Region New Towns.

Source: Michel and Warnier, 1993, p.207.

Cergy-Pontoise Town

The town is located north-west of central Paris and is a horseshoe-shaped town
according to the characteristics of the site. Three motorways serve it and one or more
lines of express rail. Up to five sectors were built in the new town, each sector was
planned independently and once the first was built, an urban centre was established.
One of the sectors is that of the prefecture between Cergy and Pontoise, the other one is
Eragny, the third is Puiseux- Courdimanche which contains the main centre, the forth is
Boisement-Vaureal and the fifth is Jouy-le-Maurecourt (figure 3.6). Entertainment

areas are within the meander of the Oise, consisting of a centre for water, sports and
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parks, these areas are not crossed by any motorways but most of it is accessible by car,
except for the lake and beaches which are served by public transport. Two large urban
centres are built in the new town, the first is that of the prefecture and the second is the
main centre of Puiseux-Courdimanche as a large recreation and leisure area (Michel

and Warnier, 1993, p.213).

XXX Industrial Zones
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Figure 3.6: Cergy-Pontoise Town Master Plan.

Source: Merlin, 1969, 158.

Actually, the previous example and other French new towns shows several principal
points that were followed generally in the planning of the new towns programme in
France. One point is the major role given to the urban centre in the master plan for the

whole region, where the urban centre is at the middle of a ring of existing urban
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developments such as in Evry new town (the built-up area of Corbeil, Viry-Chatillon,
Sainte-Geneviéne-des-Bois, etc.); another example that confirms this point is the Marne
la Vallee new town urban centre (Noisy-le-Grand) that is linking suburban
developments and at the head of a line of new urban developments established on the
plateaux above the left bank of the river (Rubenstein, 1978, p.154). It is thought that the
creation of a centre of work and amenities will be an aid in the restructuring of the life

of a new town.

The second point is the importance given to transportation infrastructure in each case of
the new towns, with little difference between one town and another, but with the same
policy principle. The existence of main roads connecting the new town to the ‘mother’
city and to other new towns was one of the main principles in the SDAURP master plan
and this had appeared in examples such as in Cergy, where rail connections had to be
improved; and in Marne-la-Valleé, the RER regional express rail links were improved;
and in La Vandreuil, a railway station was built (Beghin, Guillaumin and Debost,

1993 p. 132).

Further, Merlin (1969) explored other characteristics such as the importance stressed on
providing the balance between employment in the new towns, and the resident
population. According to the master plan, studies relied on the hypotheses varying
between 75 jobs in the Marne la Vallee and 90 at Cergy-Pontoise for every 100 workers
resident in the new town. Also, the interdependence of the different units making up the
new town such as the centre and entertainment areas, employment areas, and the

residential areas as well (Merlin, 1969, p.163-164). As Ploegaerts (1993) stated that:
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“Development operations started with the centre of the new town, grouping
government-administrated infrastructures, amenities and public utilities around
existing or planned public transport networks, and building stable urban nuclei
capable of providing substantial impetus to further development options
possible”.

(Ploegaerts, 1993, p.15)

And finally, in regard to location the French new towns were close to their ‘mothers’
major cities in all the cases of the nine new towns particularly the four towns outside
the Paris region. In spite of that sites of the five new towns around Paris were chosen
on virgin lands (undeveloped previously), they were supported by a powerful
transportation infrastructure. Besides, the nine new towns were built within green field

areas but, however, these areas were infertile.

3.2.4 Conclusion

After a period of growth in the 50s-70s, urbanisation in France fell back in the early
80’s, in consequence French new towns did not achieve the predicted percentage of
population to occupy them, it was stated that:
“In the Ile de France (Greater Paris) region, the population grew to 11 million
inhabitants, whereas, the regional master plan had forecast 14 million, thus, in
terms of size, French New Towns catered for between 100,000 and 200,000
compared to the expected 300,000 to 500,000 initially”
(Chomentownski, 2000, p.5)
But in spite of that, the major achievement of the French new towns is that they became
strong commercial and employment centres. They have succeeded in offering much
more job-opportunities than else where in the French suburbs. In addition to that, is the

creation of socially balanced communities in a good living environment with a great

mixture of different housing types and balance between residential and other functions,
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which is also better than the situation of sprawling in suburban areas, Fournier (2001)

stated that:

“ 30 years later, the French new cities pass from the construction of the city
to urban management, with social and cultural installation. In parallel, their

attractively overflows largely on the whole of their area of which they
became dynamic actors”

(Fournier, 2001, p.2)

Also it was stated in the INTA conference that:
“The French have achieved accepted New Towns’ goals. This was because they
had a relatively good income; they have a high degree of architectural variety

and boldness; have a large amount of open space, compared to the crowded
inner part of the Paris region; and also they contain a good balance of jobs and

housing”
(INTA, 1981, p.27)
The nine French new towns from the beginning were designed to meet overall needs
more than the specific interests of such a region; it was recognized as developments
considered being in the national interest. In addition, the French had succeeded in the
system they had created for the development process. They had preserved both the
roles of the government and that of the private sector; enabling the private sector to
profit as well as to support the creation of new towns but at the same time preventing

the new towns from becoming merely profitable activities for private developers. There

was a good distribution of responsibilities.

And finally, the importance given to the new towns’ centre and also to the
transportation infrastructure (the external as well as the internal) had actually played a
major role in the success of the French new towns, as these two points contain job
opportunities and the connection with the environment around, which are the main

things that concern the inhabitants to a high extent. The creation of new towns’ urban
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centres, at the same time of developing an initial sector in the new town, had helped in
providing these job-opportunities that attracted people to the town, “these centres had
welcomed and supported small and medium-sized and became favoured locations for

start-up companies”’(Merlin, 1969, p.9).

Regarding the point of transportation infrastructure, the French new towns were located
on an interrelated transportation network, that gave the feeling of a practicable
connection with the environment around, which had actually reduced the feeling of
isolation that often happen when people occupy a new place. “France, at the regional
level had put a great effort of construction of railways and motorways, that each new
city profits from” (Interreg 2c NWMA, 2000, p.17). In my opinion, these two elements
are from the most major elements that give the sense of settlement, which everyone of
us seeks after. Thus in fact, French new towns had offered useful lessons in the field of

new towns’ experiences.

3.3 Other Countries’ Experiences in the Developed World

Many other new towns were built in different parts of the developed World (Western
World), but with different aims and different policies in managing and financing them;
such as in the United States, the Soviet Union, Eastern Europe, Canada, and the
Netherlands, etc. As the Soviet Union Governments had developed large national new
towns building programmes, even earlier than Britain, before any general control of
growth or regional arrangement had emerged, it was so much a part of a national plan
for economic development and resources exploitation more than a programme of
decongestion (Perloff and Sandberg, 1972, p.vi). In Sweden it was suggested, in the

Stockholm regional plan, that a series of small urban centres to be replaced by new
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generation of similar projects but quite larger (Merlin, 1993, p.65). However, the
financing mechanism in the USSR, Eastern Europe or Sweden, Britain or France was
using public funds mostly. Whereas, this was different from the financing policy in the
United States, where promotion is private and profit-oriented. Therefore, it would be
useful to explore briefly the United States experience in the same field to find out how
the process becomes when the main role in managing and financing the new towns

programme is given to private sector.

In the United States, nearly half of the population became urban in the 1920s. Central
areas became the location of administrative and political functions together with
housing. In 1923 there was a trend of establishing garden cities such as the Garden City
of Radburn, New Jersey 1928; the Greenbelt towns constructed in America during the
1930s (Cullingworth, 1997, p.50) as there were three Greenbelts- the Greenbelt near
Maryland, Greenhills near Ohio, and Greendale near Wisconsin. These projects had
housed low-income American citizens but were not self-sufficient in providing
employment and job opportunities. After that, in the middle of 1940s, at the end of
World War II, a process of suburbanisation had been emerged in the United States. It
was the movement of population from cities or urban groupings toward the suburbs;
and during 1950s-1960s, the suburban population increased from 35 to 84 million; and
in the 1990 suburbs were containing nearly half of the population (Clawson and Hall,

1973, p.87).

But planning in the United States is different from planning in Western Europe. The
difference is mainly in the way of financing and developing the projects. This is due to

the federal system and the principles of free enterprises in the United States. Land use
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planning is mainly determined locally. In 1970 the Housing and Urban Development
Act gave extra funds to local governments across the United States by its control over
federal funds for the creation of new towns under the aim of transferring part of
metropolitan population towards self-contained new towns. Even in the development
process of the new towns, the private sector played the most important role and so it
was responsible for development proposals. This was because of the limited powers of

the official planning bodies and the free enterprise system in America.

New towns’ developers in America had thought that these developments could be
profitable projects for them, as Merlin (1969) stated that: “ In fact, the new towns of the
USA are for the most part private and profitable undertakings” (Merlin, 1969, p.178).
Although private developers had to finance the project but, in addition, there were four
types of financial assistance supporting new towns funding. The first one is the loan
guarantees, and here the private developer could receive up to $50 million in
government guarantees for loans to acquire and develop the new town site. The second
one is the loan of up to $20 million for fifteen years per project, this was authorised to
assist the developer in making interest payments on the loans. The third one is the
supplementary grants, in this type the new towns were eligible for grants under a
variety of federal programmes, a new town project that received a federal grant could
then get a supplemental grant to assist the local government’s contribution when
required. The final one is the special planning assistance, where extra money was
authorised by congress for the provision of assistance to developers for different

technical facilities in the new town (Rubenstein, 1978, p.15).
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Because such projects require a huge amount of funding, some companies were unable
to complete the project and became bankrupt; they had to sell the project to another
promoter. This had led in some cases to implementation failures, because although
there were loans, the developer still had to repay these loans and the interest payment
was more than the revenue that could be obtained from the project especially in the
early stages of the new town life. The real problem is that new town is much too bigger
for private developer to organise and fund and takes a long time waiting for profits.
Therefore, many of the private corporations had announced bankrupt and were not able

to continue with the process.

In regard to American new towns’ characteristics concerns, most of them were located
in the orbit of major metropolitan areas between 20-50 km and the majority are chosen
on empty large-scale lands, far beyond the established urban areas where there are no
infrastructure facilities existing, such as water, electricity, sewage, etc. And in this case
providing extremely new infrastructure would cost the developer too much, as site
selection was affected by the land price, the site availability and also access to regional
transportation networks. The size of population in new towns constructed was less than
100,000 resident in most of them, but they were somehow large in size area, especially
those in the south-west area of the nation. Whereas, in accordance to density, the higher
densities were in the new towns of the Mid-Atlantic region and the lowest were in the
south-western new towns. In practice, the large size of some of the American new

towns had caused problems in programming and financing the projects (Clapp, 1971, p.

118-119).
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Actually, due to the private nature of the American new towns, most of their problems
were related to financial matters, and also new towns were never implemented within
the context of a national urban growth policy. The developer decided the location of the
new towns where it is suitable for him according to financial considerations instead of
being based on planning and social objectives considerations. Bailey (1973) pointed
out that:

“If we to produce ‘new’ new town and exploit the intrinsic real advantages of

large-scale development, we need management, financial, and technological

organisation capable of moving total environmental packages -housing,

infrastructure, community facilities, open spaces, and commercial/industrial- on
an integrated volume production basis”.

(Bailey, 1973, p.116)

Although it was authorised for the Housing and Urban Development Act to provide
loans and guarantees to private developers of new towns but, in practice, this financial
assistance had permitted the developer to borrow money below market rates, thereby,
reducing the overall project costs. The American experience in new towns shows that
large-empty and lower-cost sites seem to be more expensive. It resulted in substantial
increases in other costs such as transferring labours and materials for the new town,
new infrastructure facilities and pre-improvements to site for marketing purposes and
this would result in a costly delay in the developing programme. Basically, instead of
providing self-contained communities, the American new towns had become merely

profitable investment projects.

3.4 General Conclusion

It can be observed from the new towns experiences in the countries of the western

world that the new towns programme was constructed for different purposes in these

79



Chapter 3 New Towns in Developed Countries

countries, whereas in Britain and France the aim of building the new towns was, to an
extent, similar in many aspects. New towns were created to ease congestion and
decentralise population in major cities and reorganise the concentration of housing,
employment and other services in the whole country, at the same time activating
depressed areas by creating self-contained communities encouraging industrial
developments in them; also, these new towns were concentrated in the orbit of major

cities with little difference in the distance from the ‘mother’ (major city).

Deciding the new town distance and location had differed from one country to another,
as for instance, in Great Britain, the site was to be decided by central government after
consultation with local authorities; then, the development corporation is permitted to
buy the land and begin its development process. In France also, central government was
responsible for that. Whereas in other countries such as in the United States, the
location was decided by the private developer according to financial considerations
related to him, and because of his investing nature, he was to choose land of cheaper
price and large-scale area to build the new town, ignoring the expenses that should be
spent for preparation and development on virgin empty sites, providing mainly new
infrastructure. This was, in most of the time, over the developer capacity for funding,
and led to the inability to complete the development process and, consequently, selling
it to another developer. Yet this did not happen in France and Great Britain because of

Government control and its sufficient capacity to fund such expenses.

Planning large-scale projects by private developer were not practical because of the
great amount of money required from the developers to spend and, at the same time, it

takes long time to get the money back and collect its profits. Further, it was noticed in
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the British experience that the Government had sometimes chosen locations where
small villages existed to build some of their new towns, extending by that the
infrastructure of those villages to the new town location, which was helpful particularly
in the initial stages of constructing the town and thereby the development process was
quicker and less costly. This was unlike the United States new towns, that were planned
on empty, virgin, and relatively far areas at cheaper prices, and where there was no way

for extending infrastructure and required building a newly expensive one.

The size of the population projected in the new towns of the British experience was
more practical than that in France. Population projected in the French experience was
larger than required as population growth trends reversed after a time of constructing
the new towns. So, it would be preferred in deciding the size of population for a new
town to be taken from the middle range of population growth trends. Nevertheless, the
French experience on the other hand had two positive points related to the importance
given to the priority of constructing the towns’ centre and also the powerful
transportation network connecting the town to the areas around. The government had

considered these points in the program and had succeeded in applying them.

However, it can be concluded that the French and the British new towns experiences in
the new towns’ programme were better integrated into public policy than that of the
United States. The rational distribution of responsibilities between the public and
private sector in the British and French experiments had preserved the roles of both the
government and private developers. It is realised that leaving the private sector to play
the major role, had made the new town a profitable project. The private sector is

concerned about profits more than about any other considerations, whereas, the public
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sector is concerned to ensure that the development accords with the standards set out in
the legislative instrument and about future costs of maintaining, consequently, try to
ensure the maximum amount of public benefits from developers who are involved in
the process in specific areas. Thus, there is no way without Government participation

and control for the sake of performing a successful new town.

In the following chapter some more experiences of new towns will be explored and
studied but this time in the developing world where the research is concerned mainly.
Those countries had applied the same policy and have useful lessons worth studying

them before coming to the main research field in Egypt.
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4.0 Introduction

The previous chapter was concerned with the new towns programme in the developed
world. This chapter will illustrate the results of applying the same policy in the
developing world, particularly in the area of the Middle East and North Africa.
Although there are some diversities between these developing countries, for example in
terms of social organizations, economy, and the size of the states (differing from
countries of 30 sq.km to 2,381,741sq.km), there are many common things, such as the
Arabic language and Arab nationalism (with some exceptions in the cases of Turkey
and Iran), the religion (again with some exceptions), and also the traditions and
population growth trends, particularly the birth rate and rural to urban migration trends.
It was not until the mid of the twentieth century that the rate of urbanization in the area
of the Middle East and North Africa began to grow rapidly. Before that, the towns in
these areas were not only smaller but also fewer in number, ranging in size from
15,000-100,000 residents (Dwyer, 1974, p.71). Later in the 1960s, the rate of urban
growth witnessed an unexpected acceleration and there was an increase in urban
population particularly in major cities. As Castello (1977) pointed out:

“After the Second World War there was a significant growth in urban

population in the Middle East and North Africa, at first slowly but gradually

accelerating and this was in common with other parts of the third world”.
(Castello, 1977, p.22)

This was due to two main reasons. Firstly, natural increase was supported by the better
medical facilities, services and housing conditions that were improving in major cities.
Secondly, the rural-urban migration from countryside to major cities contributed to the
growth of population in the cities. It was estimated that between 1960 and 1990, 60%

of the growth in cities of developing countries came from births and 40% came from
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rural-urban migration and the expansion of boundaries (UNCHS, 2001c, p.3). Similar
reasons were behind the rural to urban migration in the counties of the Middle East and
North Africa. The inhabitants of villages and small towns had thoughts about the big
cities and the better life that might await them there. As Abu-Lughod (1979) stated:
“Large number of youths, their aspirations fed by education and literacy,
migrate to metropolitan cities where they are rapidly assimilated into urban

life”
(Abu-Lughod , 1979, p.23)

In addition to migration from rural to urban in the same country there was the migration
of population from poor countries to wealthy ones. For example the oil industry
attracted migrants to the major cities such as in Saudi Arabia, Bahrain and Qatar; and
this had increased the pressure of urban growth in these countries, which came from

migrants coming to the cities from both inside and outside the nation (UNCHS, 2001b).

Another reason, in addition to the previous ones, that causes problems of population
pressure in particular cities in the area of the Middle East and North Africa is the
imbalance in the spatial and population distribution according to physical and
geographical factors. Population density is restricted to areas of higher water
availability where much more intensive agriculture is possible, such as areas along the
Nile Valley and the coastlands of the Mediterranean and Red sea (figure 4.1). For
example, Egypt for many years faced uncontrolled urbanization, which expanded over
the insufficient valuable agricultural land in the Nile Valley and Delta. About 45% of
the Egyptian population lives on 4% of the land area (Rizk and Rabie, 1991). In
Morocco, a zone of no more than one hundred miles long and thirty miles wide of the

coast, is inhabited by nearly a quarter of the population of the country. It is the same in
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Tunisia and Algeria, with a difference in the dimensions of the area (coastal land) that
most of the inhabitants are occupying (Dwyer, 1974, p.76). Also in Syria, most major
cities are located in the western part of the country, within 200km of the Mediterranean

Sea, that borders the country from the west; etc.

Countries of the Middle East and North Africa experienced, and are still experiencing
high urban population growth rates. In the 1990s it was estimated that nearly 60% -as
an average- of the population were living in urban areas in these countries. For
instance, in Egypt the percentage of population living in urban areas has increased up to
43.5% in 1975, and was expected to reach 46.4% in 2000, and 62.2% in 2025. In Saudi
Arabia, this proportion has increased to 58.7% in 1975 and was predicted to reach
81.8% in 2000 and to 88.2% in 2025. In Syria, it has risen to 45.1% in 1975 and was
expected to become 54.9% in 2000 and nearly 70% in 2025 (table 4.1). These high
rates of urban growth came mainly from capital cities of these countries (table 4.2)
because of the geographical advantages, especially accessibility, rich hinterland, and

political and commercial ascendancy.

Urban population (thousands) % of population living in urban areas

Country 1975 1995 2000 2025 1975 1995 2000 2025
Republic of Iran 15,278 39,716 46,171 92,491 45.8 59.0 61.9 74.9
Egypt 16,877 28,170 32,054 60,519 435 448 46.4 62.2
Turkey 16,651 42,598 50,701 79,102 41.6 68.8 74.8 87.0
Algeria 6,460 15,591 18,586 33,675 40.3 55.8 59.7 74.1
Morocco 6,520 13,071 15,096 26,917 377 48.4 50.9 66.2
Iraq 6,765 15,258 18,308 36,435 61.4 74.6 77.1 854
Saudi Arabia 4,257 14,339 17,388 37,618 58.7 80.2 81.8 88.2
Syrian Arab Republic 3,352 7,676 9,508 23,311 45.1 524 54.9 69.6
Yemen 1,147 4,877 6,550 19,674 16.4 33.6 384 584
Tunisia 2,797 5,093 5,806 9,784 49.9 57.3 59.9 73.6
North Africa 34,199 66,744 77,401 143,32 42.6 504 529 68.2
Middle East 55,918 141,61 168,27 321,31 47.1 64.7 68.1 78.9
Total 90,117 208,36 245,67 464,63 453 59.3 62.5 75.3

Table 4.1: Level of Urbanization in Countries of Middle East and North Africa.

Source: United Nations, 1994,
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Actually, this concentration of population has caused regional imbalances. So there was
an urgent need to decentralize this concentration, by investing and encouraging the
growth of medium-sized centres in other areas in the country, sustaining them by
industrial, commercial and housing services that usually attract people to metropolitan
regions offering by that different opportunities for them to settle. The statistics
contained within recent reports show that major cities in developed countries are
rapidly disappearing from the list of the world’s largest cities. At the same time
metropolitan cities in developing countries, such as Cairo, Istanbul, etc, are joining the

list of 30 largest cities in the world (UNCHS, 2001b).

City population (thousands) Average of annual population growth %
City 1995 2015 1965-1975 | 1975-1985 | 1985-1995 | 1995-2005 | 2005-2015
Cairo, Egypt 9,656 14,494 2.8 24 23 2.1 2.0
Istanbul, Turkey 7.817 12,345 5.0 42 38 32 15
Tehran, Iran 6,830 10,211 55 3.1 1.6 1.7 2.3
Baghdad, Iraq 4,478 7,324 5.5 3.0 2.0 26 24
Algiers, Algeria 3,702 6,276 42 4.2 4.2 34 2.0
Alexandria, Egypt 3,577 5,546 25 24 24 23 22
Casablanca, Morocco 3,289 5114 39 3.2 3.2 25 2.0
Tripoli, Libya 3,272 6,044 11.1 11.1 54 3.6 2.6
Ankara, Turkey 2,826 4,095 4.6 28 23 23 1.5
Riyadh, Saudi Arabia 2,576 5,117 12.0 7.1 6.3 4.1 2.8
Damascus, Syria 2,052 4,047 44 35 2.6 34 35
Esfahan, Iran 1,915 4,618 6.8 25 7.0 58 3.2

Table 4.2: Population Growth in Capital Cities of the Middle East and North Africa.

Source: United Nations, 1994.

Coping with the demands of rapidly growing urban areas and learning from the
experiment of western developed countries, many Governments in countries of the
Middle East and North Africa started developing numerous housing programmes in
their metropolitan areas in order to formulate a strategy for dealing with this
overgrowth and concentration of population, and relieving pressure on major regions.

They started applying different planning polices to overcome the problem (as will be
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explored later), and deciding, finally, on the strategy of new towns developments in
their policy, benefiting from the studies and practice of the planned communities in the
British Garden City and other Western Europe post-war experience in the field of new

towns (Yuen, 2000,p.21).

Consequently, a number of new towns were constructed in different countries in the
area, for example, in Saudi Arabia, there are two new towns, Jubail and Yanbu which
are industrial cities. In Algeria 16 new towns were planned to be built. In Egypt, the
largest number of new towns were built in comparison with other countries in the
Middle East and North Africa. There (in Egypt), seventeen new towns have already
been built and eighteen more are to be built by 2017. Although, the main reason for
building those new towns in the area was to relief major cities from the problem of
population excessive growth, some other countries had, in addition to this, another
reason for constructing the new towns, as in Saudi Arabia and the Gulf countries. This
other reason has been to encourage industry. In Turkey, Lebanon and Morocco, it was
for rehabilitation and reconstruction; whereas in Egypt and Syria, it has been mainly for
absorbing metropolitan expansion and pressure of growth and congestion in major
cities. This will be further illustrated in the following examples of different countries
and areas of the Middle East and North Africa and their experiences in new towns

development programme.

4.1 The Experience of Saudi Arabia

4.1.1 Introduction

Before 1970, there were regional inequalities and imbalances between different areas in

Saudi Arabia. There were also a concentration of industries, and trends of rural and
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desert to urban migration in a few cities in the east and west of the kingdom such as
Jeddah, Mecca, Riyadh and Dammam. This is in addition to international migration to
these Petrol Producing Arab Countries, that had largely contributed to the urban
expansion. The high growth rate, which marks the towns of the United Arab Emirates
and Saudi Arabia, is due basically to the flux of foreign workers from Arab Countries-
Palestine, Sri Lanka, Thailand, Philippines and the Republic of Korea (Kharoufi, 1995,
p-8). This concentration necessarily contributed to regional imbalance and had caused a

pressure on specific cities.

Therefore, the Saudi government started to solve the problem by initiating a massive
low-income housing programme presented in two projects. One of these was the free
land plots project that provided land grants ranging from 400 to 900 km? (each) in the
suburban area, such as in Riyadh’s suburbs. The other project was the REDF (Real
Estate Development Funds) extension of Easy Term and Interest, which is free Loans
to Saudi citizens who owned land plots as the REDF had given citizens 425,000 loans
but these loans are currently given to Saudi investors to build housing compounds. Also
apart from public housing projects, several private sector funded projects were
implemented by charitable organizations to provide shelter to the poor and the
homeless, who are found mainly in Riyadh and Mecca (Al Nuaim, 1996a, p.1-9).
Actually significant progress was made in the development of institutions to tackle the

problems of housing.
Consequently, the General Housing Department was established in 1971, under the

Ministry of Finance and National Economy. This department later developed to

become the Ministry of Housing and Public works. At that time the government started
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thinking of much important aims. The problem of regional imbalance in the country
had remained unsolved and, in addition to that, Saudi Arabia was witnessing a rapid
growth in its economy fuelled by increasing oil revenues. Therefore, the government
decided a comprehensive development programme for the country covering industry
and housing infrastructure schemes. This programme was clearly evident in the Fourth
Plan Regional Development Strategy for the kingdom. This plan aimed at increasing
regional income through its objectives based on: firstly, pursuing balanced
development through the encouragement of development in all regions and extending
provision for basic services; and secondly, proceeding with the economic
diversification of the regions in accordance with their productive potential and

requirements (Rahmaan and Fadaak, 1993, p.48).

Thus, this was what was thought of as one of the main things to achieve through the
development of new towns in the kingdom, as Al-Nuaim stated:
“New towns in Saudi-Arabia are a response to the government
development policy of diversifying its economic base and reducing its

reliance on the exportation of crude oil”.
(AL-Nuaim, 1996b, p.3)

So, in order to stimulate a more regional growth overall the nation, the Royal
Commission for Jubail and Yanbu was established by a Royal Decree in September
1975 creating the basic infrastructure for two new towns that were decided to be
developed, one on the Arabian Gulf and the other on the Red sea (El Mallakh, 1982,
p-129). These two new towns -Jubail and Yanbu- were industrial in nature. Actually
Saudi Arabia had started its experience in new settlements even before that, back in the
1930s, coinciding with the discovery of oil. So was in the construction of free-standing

towns around oil extraction and exportation sites. These towns were built by petrol
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companies investing in the area, such as ARAMCO, that had built Abgaiq and Rahima
to accommodate workers in the oil fields and their facilities within close proximity to
these fields. It had planned and built some-small towns next to each camp to provide
housing to the workforce introducing by that a new home ownership programme for its
employees. This programme had encouraged employees to build or purchase homes
near their working places and had refreshed the existing cities increasing their number
of residents such as the Dammam, Al Khobar, Dhahran and other cities in the eastern
region that were followed in the 1950s by the free-standing border military towns
which were built for defense purposes to preserve the national security such as King
Khaled military city, Tabouk and Hafr El-Batin. And finally with the recent industrial
towns of Jubail and Yanbu those were developed to diversify the economic base during
the post 1973 oil boom era (Rahmaan and Fadaak, 1993, p.42).

New Towns
e Major Towns

| Tesra Firma
[ 1Sea

Saudi Arabia

600 0 600 1200 Kilometers
I ——— )

Figure 4.2: Location of the New Towns in Saudi Arabia.

Source: By Researcher based on GIS and ESRI Information; and Daghistani, 1993, p.5.
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4.1.2 Saudi Arabia New Towns’ Managing and Financing System

In 1973 the Engineering and Construction firm, International Bechtel Incorporated
(private-sector), was engaged to prepare a master plan for Jubail and Yanbu. This
master plan was completed in 1975 under the control and sponsorship of the Royal
Commission, which was especially constituted for this purpose in 1975. After one year
the SARC (Saudi Arabia Royal Commission for Jubail and Yanbu) signed an
agreement with Bechtel to begin the implementation of the master plan, assisted by the
Royal Commission (Saudi Arabian Information Rescurce, 2001b). Funding housing
sector was provided by different bodies such as the real Estate Development funds, the
public sector represented by the Royal commission for Jubail and Yanbu, National
Banks, the private sector either with loans from the REDF (Real Estate Development
Funds) or without, joint-stock companies with funds from both the government and
individuals, and institutions which provide housing for their employees (Al-Nuaim,

1996a, p.2-3).

Jubail and Yanbu new towns were constructed on lands owned by the government and
nearly 50 billion Saudi Riyals were spent on the development of the two new towns
during the period (1970-1985) by public sector and 73,480 Saudi Riyals million were
advanced as housing building loans by the REDF (Saudi Real Estate Development
Fund) during the period (1975-84) (Rahmaan and Fadaak, 1993, p.49). Industrial
developments were constructed through private and public-sector co-operation, such as
PETROMIN (General Petroleum and Minerals Organization) and SABIC (Saudi Basic
Industries Corporation). Other different developments including infrastructure and
superstructure, were to be financed by the Royal Commission for both towns (Rahmaan

and Fadaak, 1993, p.54).
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Residential developments were carried out in the beginning by the public sector and,
later, the private sector was involved. For instance in Jubail new town by the end of
1978, the Royal Commission had built 700 housing units, and by 1990, these units had
increased to 20,000. The Royal Commission continued regulating housing designs and
constructions at Jubail, but in recent years, it has allowed the private sector to take a
more active role in providing housing needs. As a result, industrial companies that are
investing in the town constructed about 10,000 units recently. These companies are
those such as the Primarily SABIC and Saudi ARAMCO Companies. The houses that
they constructed were actually for their employees (Saudi Arabian Information
Resource, 2001b, p.2). Basically, industrial developments in the two new towns were
carried out mainly by the private sector. The two new towns were planned to be self-
sufficient, providing housing and different community services for an expected

population of 440,000 by 2010 (Saudi Arabian Information Resource, 2001a).

4.1.3 Saudi Arabia’s New Towns Characteristics

The two new towns were built in Saudi Arabia in the 1970s and are, somehow, similar
in their characteristics. Even their master plans were based on the same principles that
had been followed in designing both of them. Jubail is located on the Gulf, 100 km
north of Dammam city in the eastern province, and Yanbu is located on the Red sea,
320 km north of Jeddah city in the western province. Each of them has a modern port to
handle industrial exporting (figure 4.2). Actually the choice of Jubail location is related
to its proximity to cheap energy sources that would also supply the main raw materials
for the petrochemical industries to be established there. Whereas the location of Yanbu
is remote from the source of raw materials and energy, it is situated on a strategic

location on the Red Sea that made it an ideal centre for exporting products to Europe,
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via the Suez Canal (Daghistani, 1983, p.49). However the decision on the location of
the two new towns was made not only by the government of Saudi Arabia, but also by
the petroleum companies investing in the sites such as Petromin and Mobile-Oil. As El-
Mallakh (1982) pointed out, according to the Royal Commission in the case of Yanbu:
“The site was selected after a preliminary investigation by Petromin and the

Mobil Oil Company and a decision by the Government of Saudi Arabia”.

(El-Mallakh, 1982, p.133)

The aim and the site-selection of the two new towns were related to each other. The
aim of developing Jubail and Yanbu industrial new towns was to “provide a substantial
contribution towards the industrial development strategy of Saudi Arabia kingdom”
(Rahmaan and Fadaak, 1993, p.54). It was the Government’s absolute determination to
maximize the returns from the development of its natural resources (oil and natural gas)
through generating additional value added to the petroleum industry, by introducing
and developing modern technology, thereby, enhancing businesses and industries,
associated with petrochemical industries. Also it was expected that the two new towns
would reduce the effects of internal and external population shift to any particular
region of economic attraction, achieving, as a result, the socio-economic integration
required between various regions in the kingdom (Daghistani, 1993, p.5). Therefore

one of the two plans will be explored more in details. It is Jubail new town.

Jubail new Town
The town is planned to be built on an area of 1,030 km? . The plan consists of three
parts: The northern part of the town is the permanent community and residential areas,

while the southern part serves the industrial complex, and the part, in between the other
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two parts, is a huge buffer zone along the industrial area, created to reduce pollution
caused by industries especially towards residential area of the town (figure 4.3). The
residential area consists of several districts and each district comprises four sectors.
Every sector is a grouping of five to six neighborhoods that range in size from 2000-
3000 residents. Within the neighborhood area there is a separation between pedestrians
and vehicles movement. The town has a main centre of different community services,
such as commercial, health, recreation and educational facilities. This is in addition to
smaller centres with facilities appropriate to different levels of residential groupings -

neighborhood, sector, and district (Mohanna, 1993, p.177).

Basically, the structure of the plan is based on the ‘neighborhood unit’. The first
constructions of housing in the new town were prefabricated buildings. This type of
housing was the only alternative for temporary workers. But later, the permanent
resident communities in the new town were designed on the housing standards and life-
style of Saudis that requires privacy for women and more bedrooms for children. Most
Saudis prefer detached houses and the plan had to provide such style to attract
inhabitants from all major cities in the kingdom to live and work in the industrial city.
However, the Royal Commission constructed various types of homes, including
detached villas, townhouses, and multifamily apartment complexes (Saudi Arabia

Information Resources, 2001b).

The industrial area in the southern part of the plan contains all industrial planned
facilities on over 80km?, classifying industries with similar characteristics together in
one area. The primary industries are located in the south and south-eastern portions of

the site, and secondary industries are to the west of the primary industries with roads
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Figure 4.3: Jubail Industrial Town Master Plan.

Source: Royal Commission, 1988.
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and rails connecting between them. Support industries, as they are less polluting are
located to the north of both primary and secondary industries on the edges of the buffer
zone that separates the industrial area from the residential one (Daghistani, 1983, p.89).
Actually the industrial area had provided a lot of job opportunities that attracted people
to the new town and played a role in determining the social-structure of the town. A
great part of the residents were university graduates and working in skilled jobs within
industries. Many were young with small families. This is in addition to the people of

foreign cultures who were attracted to work in the new towns.

The transport network in Jubail as well as Yanbu towns involves main roads, railways
and even internal airports that are connected to the main cities. In Jubail the transport
system provides good connections in the town itself between residential and industrial
areas and also outside the town to regional and national highways. This is in addition to
a rail network that consists of two separate but inter-related systems. One is basically
for the internal movement of goods within the industrial area and the other is a link to
the national system at Dammam city (El-Mallakh, 1982, p. 132). Also an airport called
Jubail airport is built on an area of 250km? to the west of the new town serving both the
industrial area and the community. Further, as Jubail is located on the Arabian Gulf,
two ports were constructed, one is an industrial port on the northern side of the harbour
and the other one is a commercial port on the southern edge of the harbour. These ports
were constructed by the General Ports Authority in the kingdom, working with the

Royal Commission (Mohanna, 1993, p.179).
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4.1.4 Conclusion

It can be concluded that the main aim of building new towns in Saudi Arabia was the
same in both of the two new towns constructed. Even the structure of the master plan
was the same in the designing principles (El-Mallakh, 1982, p.129), depending on two
areas, one industrial and one residential. The two areas were planned on the basis of
both, a grid network system and the neighbourhood unit. Jubail and Yanbu new towns
are developed with the main objective of strengthening and diversifying the national
economy, rather than solving the problem of population excessive growth. Also, they
have played a role in reducing regional imbalance, pursuing socio-economic integration
and development in all regions of the kingdom and creating a broader industrial base in

Saudi Arabia.

The government had played the major role in developing and funding the two new
towns. Problems of a financial nature did not exist due to the availability of money
resources in the government budget, due to the fact that Saudi Arabia was considered as
a rich country. But in spite of that, the private sector was involved in the development
process, especially those industrial companies that were investing in the new town.
Those companies had shared even in the site-selection of the new town but still under
the control of the public sector. The sites of the two new towns were chosen in the orbit
of major cities (Jeddah and Dammam), but with more consideration of being near to
energy resources and exporting facilities. Therefore, the distance of each of the two

towns from major cities was relatively long, ranging between 100-300 km.

Jubail’s population grew up to 70,000 in 1999 and was expected to reach 280,000 in

2010. Also Yanbu population grew up to 75,000 in 1999 and was expected to reach
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150,000 in 2010 (Saudi Arabia Information Resource, 2001 a). Despite the fact that the
two towns did not yet achieve the projected population to occupy them after nearly
more than 20 years, their population was acceptable to an extent. The two new towns
had the ability to attract people to live and work in them probably because of the
industrial nature of their life. Their success or failure may be related to international
marketing and the limitations facing industry then, not only in Saudi Arabia but also in
advanced western countries. However, Saudi Arabia had a good experience in the field
of new towns. Although there are different economic circumstances facing Saudi
Arabia and other countries in the area, it is useful to review and study its programme of
new towns, as one of the major Arab Countries in the area of the Middle East and

North Africa.

4.2 The Experience of Algeria

4.2.1 Introduction

Algeria is the largest country in North Africa with a landmass of 2,381,741 sq. km.
However, most of this area, about 2 million sq.km, is a desert. Consequently the
majority of Algerians are concentrated in the Northern part of the country, along the
Mediterranean coastline, in an area that is 1,200 km long and 100 km wide. Thus, 87%
of the inhabitants in Algeria live within 350,000 km® , which forms just 17% of the
country’s land area (Kharoufi, 1995, p.4). The population density varies from 2,500
person/km’® in the major cities (especially Algiers the capital), to less than 1
person/km?, in the mid-Sahara, in the South. This situation is similar to the situation in
Egypt (which is explored in following chapters), where most of the inhabitants are also
concentrated in a small proportion of the country’s land area along the Nile Valley and

Delta (figure 4.1).
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Algeria is divided into two parts: the Northern part and the Southern part (figure 4.4).
The Northern Part itself is divided into two parts. The coastal part, that is between the
Mediterranean Sea and the Atlas mountains, is fertile land; and the remaining larger
part is semi-desert. All of the major cities are located on the coastal part that comprised
three main regions. In the middle, the Algiers region includes the capital. To the west is
the Oran region. To the east is the Constantine and Annaba region. Each of these
regions has suffered from rural-urban migration and population congestion since
independence. Algiers the capital, remains being the largest urbanised area. The city
had less than 500,000 residents in 1954. This had increased to 1 million by 1966, to
1,483,000 in 1987, and to 3,702,000 by 1993 (United Nations, 1994). The Annual
growth rate in Algiers (the capital) during the 1960s and 1980s was estimated to be
4.2%. Algiers is the country’s main political, cultural and economic centre, and from its

port oil products are exported (Boussora, 1990, p.3).

The rapid population growth in Algiers was mainly due to the large-scale drift of young
people from the countryside to urban areas. This growth happened especially after
Algeria gained independence in 1962. At this time new economic policies resulted in
an emphasis transfer from an agrarian society to an industrial society. There was a rapid
rate of industrialisation and an oil boom that led to a rapid growth in urban population,
particularly in the cities located in the northern part of Algeria. Between 1960 and 1995
Algeria’s population tripled, from 10 million to 29 million (Chapin, 1994, ch2). It is the
process of concentration of economic activities in the main urban centres in the coastal
region. These cities, particularly Algiers, had shared similar problems with major cities
in Africa and the Middle East, related to the vast urbanisation that had followed

industrialisation. During this period the government’s attention was all focused on the
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industrial sector and little attention was paid to the housing sector and to social needs.

In addition private construction at that time faced tight government regulations.

But later, the government started feeling this excessive growth of population that was
not accompanied by suitable infrastructure and public services. In order to solve this
problem the government initially thought of freezing the housing sector in major cities
to discourage migration to them. This did not work. Although the housing sector was
frozen, migration kept flooding to Algiers, mostly. As a consequence of this policy
there was a severe housing shortage and growth of informal settlements in the outskirts
of major cities. That began in the 1970s, and those informal settlements lacked main
facilities and infrastructure. As Christie (1984) states:

“Through the 1960s, and into the early seventies, policy in Algeria focused

on industrialization, and because housing sector did not increase same as

industry developments, therefore it was subject to severe overcrowding and

degradation though lack of services and infrastructure”.

(Christie, 1984, p.89)

Later, the Algerian government proposed the planning of 5-7 new small towns on the
Highlands in order to stop the migration from the Sahara region to the capital city of
Algiers. The first attempt to do this was the building of ‘Revolution Villages’ that were
of a size of 2,000 — 5,000 in population each. However, those were not enough to solve
the problem (Berry, 1993, p.138-152). Therefore, during 1970-1973 the government
thought of a new policy to overcome the problem. This was to limit urban sprawl by

creating industrial towns near new factories with good connections to major cities,

particularly to Algiers, Constantine, Oran and Annaba.

The new towns idea in Algeria goes back to 1854 when the country was occupied by

France. At that time there was the intention of the French government to create a new
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town outside Algiers city and three master plans were produced in 1858, however the
new town was not built. Later in 1930 two master plans were prepared called, ‘Vertical

Garden Cities’. Each town was to accommodate 180,000 to 220,000, however the
project was rejected (Lespes, 1980). Thirty years later, when Algeria had obtained its
independence in 1962, and with the appearance of industrialization, which brought with
it problems of population increase and concentration, the government began to pay

attention to regional planning issues in the country. In the country’s first national plan

(1967-69) the administrative boundaries of the regions and the desert were redefined.
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Figure 4.4: Location of New Towns in Algeria.

Source: By Researcher based on Information from ESRI and GIS techniques; Al-

Nuaim, 1996 b.

Consequently, the planning of new towns began during 1970-1973. In this first ‘Four-
Years plan’ the government was concerned about decentralisation and regional

development, and towards building new towns near locations of new industrial
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factories and energy resources. Consequently a new town called ‘Sidi Amar’ was
suggested to be built for a targeted population of 75,000. This suggested towns was to
serve steelworks near Annaba city, in the north-east of the country. At that time the
government was also planning to build 1,000 villages in the northern part of the nation.
These villages were to be built as housing for farmers so as to encourage agriculture.
But because the trends at that time were towards industrialisation, the idea of new
towns built near factories was more acceptable and, thereby, other new towns appeared,
such as El-Khroub near Constantine, Arzew near Oran, and Bouira near Algiers. Later
and through the second ‘Four-Years plan 1974-77’ the number of new towns increased
to 16 to be built in order to accommodate population growth and get an equal use of
resources throughout the country (Tlemcani, 1986). Actually, Algeria’s policies before
1974 were concerned with industry and energy resources (oil and gas), whereas, the
policies after 1974 were more concerned with social needs, decentralisation and

deconcentration.

4.2.2 Algerian New Towns’ Managing and Financing System

The management structure of new towns in Algeria is similar, to some extent, to the
French new towns, where the central government has the main role to play in the
management and finance of new towns. After Algerian new towns were determined in
the second ‘Four-Years 1974-1977’ master plan, the SEP (State Secretary for Planning)
was assisted in 1975 by a specialized institution called the Ministerial Committee for
National and Regional Development. That institution was in charge of the locations of
big projects in the whole country. In 1979, the SEP was converted to the Ministry of

Planning and Regional Development. The Ministry of Housing and Construction was
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also converted to the Ministry of Town Planning, Construction, and Housing. This

latter Ministry taken the responsibility of planning new towns.

In 1991 the Ministry established the AADL (The National Agency for Amelioration
and Development of Housing). The AADL took the responsibility for managing and
promoting real estate operations directed to housing, land, development programmes
and works entrusted by the Ministry, particularly projects of new towns. The AADL
works under the supervision of the central government. Although the government had
used national bodies for the construction of these new town, it depended on foreign
consultants (French particularly) and also on standards of design from the British new

towns in preparing the master plans of these towns (Ministry of TP.C.H, 2001).

The central government had controlled the whole process and the local authority role
was neglected. In order to help new towns in Algeria to grow fast, the government had
applied tax exemptions policy in some towns and so development investors were
exempt from all taxes for 10 years. In addition as a further encouraging policy, the
government raised the salaries in government institutions of those towns (PMC, 2002,
p-3). The government retained in its hand not only the management of these towns but
also their finance. Most of the new towns’ facilities, if not all, in Algeria, were financed
and controlled by the public sector and dominated by state investment. Even with
regard to the industries, only a few projects were financed by the private sector, under a

tight control of the central government.

The government was to lend funds for construction of homes and small factories, as

loans to individuals or even to small-scale developers. These funds were secured by
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mortgages, without interest. The money was to be borrowed from the national banks
and also from international agencies such as World Bank (Christie, 1984, p. 90). The
private sector role in financing seemed to be ignored by the government, but later, in
the 1990s, there was a new policy of involving the private sector in financing these
towns. The private sector was also given the freedom to buy, build and sell developed
constructions. The government also simplified urban development procedures for
private investors, as Mohammad Rahimia (general manager in Housing Ministry)
pointed out:

“We do not have the resources to satisfy demand, so our new strategy is

to attract the interest of foreign as well as local partners”.

(PMC, 2002,p.2)

Thus, although the Algerian government had a good start in constructing its new towns
but because the number was big for one body to fund, it couldn’t complete the whole

number of new towns suggested (it had built nearly 10 of the 16 determined new

towns).

4.2.3 Algerian New Towns’ Characteristics

New towns in Algeria were suggested to be built near productive sites of development
in the region of the high plateau that is situated between the Northern and Southern
regions. Most of these new towns were of medium to small size of population 40,000-
250,000 and this size was actually determined by geographical factors in Algeria (Atlas
Mountains). Basically, there were determined factors for choosing a new town site
location:

- Near energy resources;

- Previously occupied areas are preferred than virgin ones;
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- The site is already connected to transport network, especially rail lines
penetrating major cities;

- Geographical factors are to be put into account, e.g. away from mountains and
fertile lands; and

- Towards the semi-desert area as a step to activate the southern part of the

country (Algiers Town Council, 1993, p.391).

Algerian new towns were planned to stop migration from poor environments,
particularly, from desert areas to existing major cities (that were very large in
comparison to other towns in the country). This would be by eliminating through new
towns regional population disparities throughout the country. Therefore, most of the
new towns included government institutions and a university centre as well as housing,
commercial, and public services, and hence were considered as provincial capitals
(Hamaizia, 1989, p.78). Many new towns began their development process in Algeria
and are in progress, such as Boughzoul, El-Khroub, Arzew, Bouira, Ain Oussera, Om
El-Bouaghi, Sidi Amar, Djelfa, Ali Boumendjel, Batna and Sidi Abdella. The following
three examples of these towns will be studied to explore characteristics of Algerian new

towns.

Boughzoul New Town

One example of these towns is Boughzoul, planned to accommodate 100,000 residents
by the year 2000. It is located 170 km south of Algiers city, in the centre of the
northern region of the country, at the crossroads of the two important National

Highways: the Algiers/Laghouat North-South axis and the Mi-Sila/Tiaret East-West
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Part of a Residential District in Boughzoul Town

Neighbourhood
Centre

Neighbourhoud Unit

Figure 4.5: Plan of Boughzoul New Town.

Source: Bofill, 1999.
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axis. The total area of the town is 1450 ha. The town is built on a virgin site, which is
unusual in Algeria new towns. However, a railway line extending from east to west was
under construction, even before construction began on the town. The town includes an
industrial area, the main town centre, a university centre, and a residential area. The
master plan was produced in 1985 and the design of the town is a mixture of grid
system of road networks and neighbourhood unit. The time-scale for the town is 15
years, to be built in stages. The first stage to be completed in 1990, accommodating
25,000 residents. The second stage by 1995, accommodating 56,000. The third stage in
2000, to accommodate the full number of 100,000 residents. The town was also
prepared to provide 25,000 job-opportunities in different activities, mainly
administration and industry (Algiers T.C., 1993, p.391-393). The Government is

thinking of expanding the town area to 2200 ha in the future (Bofill, 1999).

Oum El Bouaghi New Town

Another example of Algerian new towns is Oum EIl Bouaghi town which is 84 km from
Constantine. It is built in the high plateau region, in the north-east of the country, in the
middle of four important regions: Constantine, Belva, Tebessa, and Guelma. The town
lies on the National Route, which links the eastern regional metropolis of Constantine
with the neighbouring capital city of Tunis. Further, the town is well connected to the
rail network that runs between Ain Mi-Lila and Tebessa cities. This railway line passes
through the town on the southern side and is also connected to the Algeria/Constantine
line and the Tebessa/Annaba line. In addition, there is an airport in Constantine that
serves the town as well. However, it depends, to a high extent, on transport companies

existing in Constantine city that serve the town daily.
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The town was previously occupied by 22,890 residents in 1966, and was named
Canrobert during the French occupation, and played an administrative role at that time.
The first draft of the master plan was produced in 1980. It is planned for a population
size of 80,000 inhabitants and in the master plan it is suggested to grow in stages. The
first stage in 1985 is to accommodate 50,424 and in 1990 to accommodate 65,204 and
finally to reach 80,000 in 1995. The town has a total area of 1117 ha. It contains
residential areas, semi-industrial activities, agricultural areas, a university centre, an
administrative centre and main town centre. Industry is located in the north-east of the

town (Hamaizia, 1989, p.94-132).

Ain Oussera New Town

The third example is Ain Oussera new town built. It was built for 150,000 inhabitants
and is considered as an industrial town. Previously, in 1977, it was occupied by 24,029
residents. It was chosen as a suitable location for a new medium-size settlement,
located 142 km south of Algiers and 28km north of Boughzoul new town, at the
junction of both Transaharian North-South National road and the New East-West
planned motor road and railway lines. Due to geographical reasons, infrastructure
networks (water supply, sewerage, electricity and telephone lines) were provided even
before the master plan of the town was produced. These networks were arranged
according to the soil contour lines and were used as a guideline for the new town
design. The total area of the town is 2170 ha (21,70 kmz). It includes residential area,
industrial area, and urban core for public and commercial services. Industrial
developments form 17% of its area. The town was prepared to provide 10,000 new job-
opportunities in manufacturing jobs but, in reality, it had exceeded this number and has

provided about 40,000 job-opportunities in industry, in addition to opportunities in
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other different sectors. Standards of area in Ain Oussera town were taken from Milton

Keynes British new town (Sbandi, Amadeo and Rihosek, 1982, p.2-8).

4.2.4 Conclusion

It is clear that Algeria has shared similar problems with most developing and developed
countries of excessive population growth and concentration in major cities that
followed the industrialisation period in the country. Algeria had nearly the same aims
behind building new towns. In Algeria, the policy for the management and finance of
these new towns was more similar to French new towns policy. This is probably due to
the fact that Algeria was influenced by the French occupation more than most other
countries that were occupied by France in the past, even after its independence.
However, there were some different points in planning principles between the French
and the Algerian experiences, such as the size of the town that was planned to be
medium to big size in France from 250,000 to 500,000 inhabitants, whereas it was
small to medium size in Algeria, from 40,000 to 200,000 which seems more realistic as
the French towns didn’t reach their expected number of population. Also, the number
of new towns suggested in the French experience was 9 towns and all of them were
built but, they were 16 in Algeria and only 10 of them had started development and are
not totally completed till now. The government in Algeria recently realised that
financing a big number of new towns is a very complex operation and needs more than
one body to perform it. Consequently it had started encouraging the private sector to

share in the development process of these towns.

Some positive points in the Algerian planning strategy of new towns can be

highlighted. One point is that most of the towns were not chosen on virgin lands but on
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previously occupied ones, having even a small nuclear for human existence. In addition
they were neither spread in the desert nor built on fertile lands, but on a semi-desert
area with low value of land for agriculture and at the same time, in the regions of major
cities. Although the distance of most of the new towns from ‘mother’ cities was a bit
far, between 65-200 km, the good transport connections provided to those towns were
sometimes provided even before designing them. This had reduced the problem of
isolation and the far away feeling that new residents could feel, especially with the
existence of a good railway network, which connects these towns to major cities. The
railway network was considered as a main principle in choosing a new town location,
and that encouraged people to move to these towns even before it is totally completed.
In addition, the location of most of new towns was near energy resources and industrial
developments built in these towns, which had secured the provision of job-
opportunities, the most active factor in attracting population. Besides that, the
university centres that most of new towns included also played an attractive factor in

the new towns’ life.

However, although the problem of excessive population growth in Algiers, the capital,
is not aggravated to the same extent as in other capitals such as London, Paris, and
Cairo (as will be explored in Egypt in the following chapters) where it was
unbelievable that they kept growing without a fast and urgent solution to the huge
concentration and congestion in these capitals. In Algeria they had thought of
controlling and overcoming this problem before it arose and worsened. Basically, the
fact that even the government couldn’t build the whole number of towns suggested and
those projects which had already started but not yet completed, in fact, quite a high

number of people had begun moving to these towns, especially the early built towns,
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such as Boughzoul, (Algiers Town Council, 1993, p. 394). So, it can be said that the
Algerian experiment had useful lessons, particularly in the principles of the new towns

planning process.

4.3 Other Developing Countries Experiences of New Towns

Many other new towns were built in different countries in the Eastern World with a
variety of aims. Some were constructed for re-habitation and reconstruction, as in
Turkey, Lebanon and Morocco. Others were mainly built for absorbing metropolitan
expansion and pressure of growth and congestion in major cities, such as in Egypt and
in Syria. Still others were built for industrial reasons, such as in Qatar. For instance, in
Morocco a new town called Agadir was rebuilt after it was destroyed completely by the
1960 earthquake. The town was considered as the main western seaport on the Atlantic
Ocean. Hence, the government thought of designing the area as a future tourist resort
and completed rebuilding the city according to modern specifications for this purpose

(UNCHS, 2001a).

In Syria it was the problem of population concentration and pressure, in addition to
shortage of dwellings in the capital, Damascus, that stimulated the government thinking
of building two new towns of Dummar and Kudsaia on the periphery of Damascus. The
purpose was to accommodate the in-migration flow from different areas and cities to
the capital city. This in-migration was encouraged by the job-opportunities in
Damascus, as well as the educational, commercial, and different public services that the
capital includes. A third new town was also built in Syria called Al-Tabaka new town
in the eastern part of the country, very near to Raka city and Forat River. It was

constructed for the purpose of building a new huge dam on the Forat River. Therefore,
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workers in this project were provided with some services encouraging them to work
and live in the new town. After nearly 15 years of building these towns, many people
moved to Dummar and Kudsaia and settled in them, but the residents kept depending
on Damascus for work and main government institutions. Whereas, Al-Tabaka town
did not succeed as a town for permanent settlement. While the dam works were
progressing, the town was occupied by different engineers, workers and their families;
and when the dam was completed, all different groups of workers involved in the
process left the town to their previous dwellings in major cities (Shammot, 1993,

p.235-245).

In Bahrain it was also the problem of population pressure on public services in major
cities, such as Al-Manama and the Mahrak that led the government to think of planning
two new towns. One was called Essa town and the other was called Hamad town. They
were connected to each other and to other main cities by a powerful transport network.
This sustained the new towns and played a major role in their quick developing
implementation process, and in attracting people to the new towns. In addition,
different networks and physical services such as water, electricity, etc, were already
extended from nearby cities, as these new towns are located not far away from existing
main cities on the western side of Bahrain Island. This location played a positive role in

the towns’ development process (Al-Kalifa, 1993, p. 165).

In Qatar, a new town was built called Oum-Saeed. It was planned as an industrial town
for heavy industry developments but, actually, most of the workers in this town were
working in it but living in other cities such as Al Dawha and Al Wakra, instead of

staying in the new town, and therefore residents occupying the town were less than
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projected. Another thing is that the new town was performed totally by public sector
and so the private sector was not allowed to develop in the town (AL-Boainain, 1993,

p.181-183).

4.4 General Conclusion

This review shows that countries of oil production such as Qatar, Bahrain and Saudi
Arabia had suggested quite few new towns to be built ranging from 1-2 towns, not
more. Consequently, there were no delays in completing their development process and
they were relatively successful. In addition, each of these countries had powerful
economies and consequently the developers of the programmes (whether the
government itself or the private sector of the oil industry who shared in the process)
had large financial resources with which to complete these projects. Whereas other
countries in the eastern world with less powerful economies such as Algeria or Egypt
(as will be explored in following chapters) had built some of their new towns for
encouraging industry developments and the majority were constructed for overcoming
regional imbalance in the country and excessive growth of population in major cities.
Therefore, the number of new towns suggested was much bigger. Consequently an
unequal equation appears, as countries with powerful economies built fewer new
towns, and countries with weaker economies built a higher number of new towns

(figure 4.6).

Thus it can be derived that although the number of new towns suggested to be planned
has to be decided according to population growth trends, it is also so important that it is
decided according to financial resources available in the country, particularly in the

public-sector. The new towns programme is considered as a national planning project
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and so the government has to hold the largest share of money among the different
bodies sharing in the process, in order to keep and reserve its role and control on the

whole process.

Countries with Relatively Powerful Countries with Relatively Weak
Economies Economies
Sufficient Few New Insufficient Many New
Fund Towns Built Fund Towns Built
+ (less than 3) + (over 10)
Implementation process was successful There were gaps in the implementation
(towns were completed) process (most of towns are uncompleted)

Figure 4.6: Comparison of New Towns Programme in Developing Countries of
Different Economical Level.

Source: By Researcher depending on Research information.

Also, this chapter showed that the master plans and the site-locations of new towns in
Saudi Arabia and also in Algeria were prepared not by local planning institutions but
mainly by international companies related to Britain, France and USA, and
consequently influenced, to a high extent, by their principles in planning. This however
was a positive sector as countries such as Britain and France had already experienced
the phenomena and have experts in new towns projects, whether these towns are built
for industrial purposes or for residential reasons. Their positive involvement appeared
in the principles of the planning process that they determined in master plans, such as
the site selection on active regional networks, providing easy and good connection

between these towns and major cities. These connections would be provided even
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before starting developing the town, beside their concerns about establishing permanent
places of job-opportunities, public and commercial centres, in addition to University
centres and other attractive points that would encourage people moving to and settling

in the new towns.

But the main difference between the two examples studied in detail, from the area of
Middle East and North Africa (Saudi Arabia and Algeria), is in the management policy
controller and the time determined by the government for the involvement of private
sector in the developing process. Saudi Arabia, in spite of its powerful economy in the
1970s, had involved the private sector in the programme, from the beginning, whereas
Algeria had decided recently to allow the private sector to share and was obliged
somehow to do so, in order to complete its planned new towns. Therefore, public and
private sectors are preferred to work together from the beginning, even if the public
sector has the ability to complete a big project alone. In this case the public sector could
reserve national funds for more important stages in the process, particularly in last
developing stages, and also when sudden changing decisions are undertaken and the
circumstances of private developers enable them to complete what they took on their
account to construct. Besides, most probably and after a few years of starting a new
town development process, it may be discovered that the town needs substantial

support to reactivate it.

The following chapter is about Egypt, the main field study for the research, exploring
the problem of population excessive growth and, as a consequence, the emergence of
urban growth polices and new towns programme generally, before studying the case

studies in details.
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Chapter 5:

The Experience of Egypt
(Field Study)
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5.0 Introduction

This chapter introduces the selected research field study, that is Egypt, giving a
background about its political, economic, and demographic issues, providing a
sufficient understanding of the atmosphere from which the Greater Cairo region’s
urban problems were created and, as a consequence, the new towns programme was
suggested. Egypt occupies an important situation within the Mediterranean cities and
Arab countries, due to its population size and strategic location as well as history,
Egypt has the highest urban density among them. In the past, according to the 1846
census, the population had attained 4.4 million inhabitants, of that Cairo (the capital)
reached 250,000 inhabitants (Abd-Al Latiff, 1998, p.13). Later in 1947 Egypt started to
be characterized by massive and continuing rural-to-urban migration, that is largely a
Post-World War II phenomena stimulated by industrialization programmes and
different attractive factors in major cities (Yousry and Aboul Atta, 1997, p.111), in
addition to a centralized distribution of population dominated by the Nile Valley and

Delta.

Since that time, Egypt started suffering from the problem of excessive population
growth, especially in Cairo, and from the overall imbalance in population distribution
throughout the country, as well as from the disparity between the very high density of
Egypt’s populated areas and its vast uninhabited areas. It has been recorded that 97% of
Egypt’s population is concentrated in the Delta region and the Nile Valley, which
constitute only 4% of Egypt’s land area. Egypt is expected to reach 84 million
inhabitants in 2017, which will increase the problem, particularly in Greater Cairo,

containing nearly 21% of the country’s total population (M.H.U.NUC, 1993, p.7).
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5.1 Background about Egypt

Egypt is a very ancient country that witnessed different historical and political periods
starting with the pharonic state to being under the Roman and Byzantine rule and then
under Islamic Kilafa and afterward, the Turkish occupation. Later, there were two
western occupations in Egypt, one of which is the French occupation between 1798-
1801 and the other was the British occupation between 1882-1914. Yet it wasn’t until
1922 that it became formally independent, but witn a continued presence of British
power in Egypt during the period 1922-1952. Egyptian politics at that time was
described as a triangle struggle for power among the Wafd organization (the public),
the King, and the British. The country itself had experienced growing economic

problems between 1920s-1950s (Abd- Al Maksood, 1987, p.3).

5.1.1 Liberal Government and Economic Politics in Egypt

The real and complete independence of Egypt was not achieved until the revolution had
burst in 1953 and Jamal Abd Al-Nasser became the president of Egypt. At that time
agriculture accounted for nearly two-third of gross Egyptian domestic product. Beside
that, the president had encouraged the expansion of industry and various other projects
to foster a greater degree of industrialization. As a result, Egypt had attracted many
people to move to major cities, to work and live, where these enterprises were
constructed. Transferring to major cities was also encouraged by the president policy of
providing better educational opportunities in cities, better health services, and a more
modernized economy, particularly in the capital Cairo. Nasser period was described by
a wider range of dependence on national domestic products and reduction of

international imports and restricted rules towards the private sector, in order to give the
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main role to the public sector, in development projects and government enterprises

control (Jankowski, 2000, p. 120-129).

Later in 1970 Anwar Al-Sadat became the president and his most sweeping shift away
from the Nasser rule period came in foreign policy form (open—policy) and relaxed
regulations, which opened the door for the private sector to take the opportunity and
share in the public sector developments. Besides expanding the role of the private
sector, Sadat policy had drawn some foreign capital to invest in the country. In 1981
Husni Mubarak became the president, and he is still at present. Mubarak policy towards
increasing the role of private sector in national projects has consequently resulted in
privatization, reducing the size of the inefficient public sector through leasing or sale of
government—owned enterprises. Egyptian economy had become gradually privatised in
the 1990s. However, recent estimates showed that agriculture accounts for nearly one-
sixth of GDP, industry of one-third, whereas services account for fully half of national

output in financial terms (Abd-Al Latiff, 1998, p.3).

3.1.2 Demography and Topography in Egypt

Egypt’s population has recently reached 67.8 million inhabitants (Jamaal Aldeen,
2002), of whom nearly 14 million are in Greater Cairo. This means a great urban
problem, particularly in the capital, if this excessive growth was not diverted towards
other areas in the country. The problem is obvious in the internal parts of the capital
where the vast districts of residence are of bad quality, illegal occupation of many
building roofs in these areas, the insufficiency of the infrastructure and services, the

problem of transport congestion, and the high percentage of pollution. The total area of
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Egypt is 1,001,450 km? which is a huge area that could satisfy its population if

distributed in a balanced way instead of concentrating in one specific region.

The country is divided to 26 Governorates with different population densities. The
Government had always tried to reshape this imbalanced distribution of population on
its different areas of different economic resources instead of the current concentration.
Actually the location of most of the population had divided Egypt into high populated

areas and very low populated or remote areas (figure 5.1) as the following:
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Figure 5.1: Population Density in Different Areas in Egypt.

Source: Based on Military Survey Administration, 2001, p.194 & p.216.

High Populated Areas: These areas are located mainly on the Nile Valley and Delta

Region, divided into three categories according to level of density:
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1.The first Category is of a high density (1500 p/km?” and above). It includes Cairo that
has the highest density of population in the country (15,218 p/km?), in addition to
Qalyubia, Sohag, Asuit, and Gharbia governorates.

2.The second category is of medium density between (1000-1500 p/km?). It includes
five governorates: Menya, Monofiya, Dakahilya, Sharkia and Alexandria.

3.The third category is of low density (100-1000 p/km?). Tt includes: Giza, Damietta,

Kafr- El Sheikh, Beheira, Fayoum, Port Said, Qena, Beni-Suef and Ismailia.

Very Low Populated and Remote areas: These areas are of good economic resources
but are mostly neglected and not invested. Density in these areas is below 50 p/km?,
such as the Dam Lake Area, located south of Aswan city, and its economic resources
are agriculture and tourism. The North west Coast, its economic resources are
petrochemical industries. The Sinai area includes North Sinai and South Sinai; the
government is trying to reclaim its land for agriculture. The Red Sea Coast, and its
economic base is tourism and the port trade, in addition to many oil companies existing
in it. Finally the New Valley, which depends on agricultural activities and food

industries (Military Survey Administration, 2001, p.193-195).

Thus, it is obvious that inhabitants are tied to the Nile Valley and Delta regions,
especially the area around Cairo, whereas other areas have low densities, and the rest of
the country is nearly empty. According topography, Egypt is divided into four main
regions. The first one is the Nile Valley and delta region where most of major cities are
located. This area is of fertile agricultural land and extends from the north to south
along part of the Nile River in Egypt. The second region is called the Western Desert

that contains low plains and some high ones and is bounded by the Nile Valley from the
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east and Libyan boundary from the west. The third region is the Eastern Desert that is
of low plains and few mountains of low heights. This region is bounded by Suez
channel from the east and Nile Valley from the west. The fourth is the Sinai region, a
semi-desert area in the north-eastern part of the country (Military Survey
Administration, 2001, p. 185-186). Egypt has some geological faults in the ground
spread in different areas and two main lines are of earthquakes activity; one of these
lines runs from the Red sea to Suez Gulf to Cairo, the other line extends from the
Mediterranean on the eastern side of the country to Cairo to Jelf hill area in the
western-south of Egypt. This is besides the area of south Aswan and the area near the

entrance of Suez Gulf that are of earthquake probability (NUCA, 1998, p.97).

5.2 The Greater Cairo Region (GCR)

Cairo, the capital, is an ancient city occupying a site that has been continuously
inhabited for more than 3,500 years. In the 1846 census, Cairo’s population was
250,000 inhabitants. It kept growing at a balanced rate as it’s population had ranged
from 100,000 to 500,000 inhabitants since old time until the twentieth century when
Cairo became one of the world’s largest cities (Muselahi, 1988, p.11). In 1937 the
population reached 1 million and continued growing very fast. Its importance is derived
from its role as a centre for the production and export of textiles and sugar, also for
goods manufactured from cotton in addition to its sensitive location at the Delta angle,
that is in the northern part of Egypt. Cairo has been considered since that time as
Egypt’s administrative and commercial center. It became the most populous city in

Africa and the Arab World (figure 5.2).
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Figure 5.2: Greater Cairo Region.

Source: Bayat and Denis, 2000, p. 186.

5.2.1 Stages of Cairo’s Urban Growth

The expansion of the urban agglomeration in GCR went through several stages in

different periods. The first one is the period until 1917, there were the creation of the

new suburbs, like Al-Ma’adi in the South and Misr al-Gadida in the north-east of Cairo,

and also the construction of Bridges that link the eastern bank to the western bank of

the river Nile River for the first time. These bridges had helped to start the urbanization

in the western side where the governorate of Giza is located (Muselahi, 1988, p.36).

Later and between 1917 and 1950, there was the expansion in the southwest axis that
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represented 15% of the total growth in this period and had covered mainly Doqqi and
Giza. In 1937 the Government attempted creating a big residential area named Al-
Fuadiyya built on a big area of agricultural lands, without looking forward, this had
encourage the sprawl of more developments on the fertile agricultural lands. However,
the project was postponed until the year 1946 because of the World War II. During this
period urban growth in the northern and the north-eastern axis had represented 67,4%
of the total expansion as a result of the creation of new suburbs; whereas, the southern
and eastern axis had expanded towards Hilwan, Al-Ma’adi and old Cairo represented

8% of the total expansion in the region at that time.

After that, between 1950 and 1986, it was a period of political and ideological changes
in the Government, which had an effect on shaping the urban growth of the region. In
this period industrial developments were encouraged in Egypt, especially in Cairo.
These industries were distributed all over the Cairo region, particularly, in the south in
Hilwan and in the north in Shubra al-Khayma. Further, there was an expansion in
establishing public housing projects in the zones of Ain al-Sira and Shubra al Khayma,
etc. In addition this period had witnessed the beginning of the Urban Growth of the
suburbs of Madinat Nasr and Moqqattam in the east. However, growth of the two
suburbs had been delayed until the eightieth. Basically, during 1952-1986 informal
urban expansion on the fertile agricultural lands, adjacent to the region, had increased
especially in the western side of the region. Therefore, in the 1980s trends were
directed to condense and fill the internal gaps, instead of expanding horizontally on the
agricultural lands. This was assisted with a law issued in 1982 preventing the expansion

of urban growth on agricultural lands (M.H.U.NUC, 1991, p.13-22).

126



Chapter 5 The Experience of Egypt

Thus, urban growth in the region was significantly limited, and was centralized in the
areas located within the western arch of the Ring Road (figure 5.4), that part of it was
developed at that time. This is in addition to the 1992 earthquake that had affected
Cairo, significantly the inner city’s overcrowded and ill-housed inhabitants.
Consequently, the housing sector had witnessed an explosion from the centre towards
the edges and new settlements, the rate of residential units constructed in the centre had
dropped and the growth was negative with a decrease reaching 6200 housing unit
(Sutton and Fahmi, 2001, p.140). From that time till now urban growth and
development were encouraged and directed towards the new urban communities in the
desert lands, as 17 of them had started their development stages and some started
absorbing people from Greater Cairo and other major cities, but actually not to the
extent expected. However at least it has affected the informal expansion phenomena,
although they continued to grow but with decreasing values, their rate had decreased

from 5.8% between 1976-1986 to 2% between 1986-1996 ( M.H.U.NUC, 2000a, p.47).

5.2.3 The Problem of Excessive Population Growth in GCR

Cairo’s development had been most intense since World War II. This had resulted in a
variety of problems. From that time the city’s population has been growing at the rate
of 300,000 people per year (figure 5.3) and had strained urban services to the breaking
point as well as public transportation and infrastructure facilities. Housing was perhaps
the most pressing problem as Cairo’s population had doubled from 2.06 million
inhabitants in 1947 to 5.07 million in 1976 and doubled again to 9.48 in 1996
(CAPMAS, 1996a). It was estimated that 21% of the total Egyptian population were
living in Greater Cairo. In addition to natural increase there was the migration from

surrounding areas to Cairo, as rural areas in Egypt suffered from a very high degree of
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Figure 5.3: Population Increase in GCR during 1907-1996 (1 dot = 1000 inhabitants).

Source: M.H.U.NUC, 2000a, p.41.

unemployment and large numbers of peasants migrated to the cities every year,
particularly to Cairo, searching for work. This uncontrolled migration of unskilled
peasants, which lacked the minimum requirements for urban life, created many
problems in the city as a result of the high residential density caused by this migration.
The number of inhabitants in Cairo was growing at high rates, together with the need of
dwellings and workplaces, had reflected the appearance of a strong trend towards

informal expansion horizontally and vertically in the region with all consequences of
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administrative problems and the insufficiency and inadequacy of the social, health and

educational services (Abou-Zeid, 1979, p.283).

The urban agglomeration of Cairo is considered as one of the largest populated human
settlements in the world. In 1996, Cairo was number 17 of the largest cities regarding
population size (Elgendy, 2004). Therefore, voices and warnings started rising against
this steady population increase in Greater Cairo, which had become an attractive centre
to inhabitants from all places in the country. It is a vibrant centre of creativity, diversity
and activity. Cairo is totally dominating in the Egyptian economical life. It is the chief
commercial and industrial centre of Egypt. Local industries in it manufacture cotton
textile, food supplies, motor vehicles, aircrafts, and chemical fertilizers. About 38% of
public investments, 43% of food consumption, 40% of all industrial workplaces and
58% of all employees working in different sectors in Egypt are concentrated in Greater

Cairo (CAPMAS, 1996a).

Cairo is also a centre for government activities, educational institutions and service
industries at all levels, which serve the whole country. Decision makers, government
ministries, central offices for all Egyptian organizations, major investors, and elite
groups that posses economic and political power are concentrated in Cairo (Yousry and
Aboul Atta, 1997, p.112). Five universities are built in Cairo, which attracted students
from the rural governorates who came to study in the capital city and then settled in it
for work. Further, Cairo has a long history of continuous occupation and development
of cultural activities, it is a living museum having theatres and studios that offer the
Arab World with its first contact with modern performing arts. The Nile River as well

is an attractive point for Egyptians, as traditions ties them to it. All these factors are
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creating a magnetic attractive power to Cairo. Most of transportation routes radiate
from Cairo, connccting it with other major centres of the country, Transport and
communication systems offer many economic opportunities and social advantages
(Henderson and Kuncoro, 1996). On the other hand, these attracting factors in Cairo are
affecting the environment at the same time. Today, Cairo complains of the danger of

pollution. It is incredible to believe how residents are enduring it.

However, Cairo’s growth had grown along two main axis: One is the north south axis
along the Nile River, where most of the population are concentrated and the informal
residential areas are dominating the agricultural fertile lands; the second one is the
northeast axis along the Ismailia road, on fertile lands as well; in addition to a small

axis to the southwest.

5.2.4 The Three Governorates of GCR

As Cairo started its massive expansion in 1947, some parts of Giza, as well as,
Qalyubiya Governorate were added to Cairo forming together, in 1966, the Greater
Cairo Region (GCR). Now the area of Greater Cairo region had reached about 1435.69
sq.km, including urban and rural areas, of which Cairo Governorate alone is 311.21
sq.km, Giza Governorate is 750.96 sq.km, and Qalyubia Governorate is 373.51 sq.km.
Excluding rural areas, the Greater Cairo region is about 667.54 sq.km (Ministry of
H.U.NUC, 2000a, p.44). The population of the region reached 13.144 million in 1996,
most of them are living in Cairo about 52%, whereas 32 % are living in Giza, and 15%
are living in Qalyubia. Most of the institutions, activities and facilities, at all levels,

serving the whole country, are concentrated in GCR, it is the primary industrial area in
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the country as well as the administrative centre of the government. It is the centre of

public services: health, education, cultural, employment and religious services.

Population Growth in GCR
15,000
S Cairo
e 10,000 Qalyubia
oy 5,000 ——Giza
g — _ — | |=——6c¢R
1] — T . . -
1947 1960 19668 1976 1986 1996
Year
1947 1960 1966 1976 1986 1996 Annual growth rate %
popx 1000 1947/60  1960/66 1976/36  1986/96
Cairo 2,064 3,358 4232 | 5074 6,069 6,789 1.80 3.07 1.81 113
Qalyubia 281 434 560 879 1,460 2,081 1.97 7.80 5.20 3.61
(Gr.C)
Giza 668 1,118 1,420 | 2,137 3,332 4,273 1.85 7.06 4.54 2.52
(Gr.C)
GCR 3013 [4910 | 6211 [80% | 10,860 | 13,144 | 1.83 4.50 2.99 193

Table S.1: Population and Annual Growth in Greater Cairo Region.

Source: M.H.U.NUC, 2000a, p.44.

5.2.5 Planning Polices and Master Plans of GCR since the 1950s

As massive growth of Greater Cairo started after the World War II, several attempts
appeared to control growth of the region, and thus, three master plans schemes
emerged. The first one was presented in 1956, the second one in 1970, and the third one
in 1983 which was updated several times in 1991 and in 1997.

In 1952, the Egyptian revolution took place and after that in 1953, the government

started to produce the first master plan for the Cairo Region. The plan suggested:
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1. The addition of six small industrial towns surrounding Cairo: Qaha and Berkash
in the North; Abu-Za’abal to the Northeast; Helwan, Hawamdia and Tebbin to
the south.

2. Directing new developments from inner city to the periphery to be sustained by
a regional metro surrounding the region.

3. The creation of two suburbs, one over the eastern hills known as Mogatam, and
the second is Madinat Nasr to the south of Helipolis district. (Ministry of
Housing, 1970,p.18).

But only parts of these suggestions were implemented due to the war of Suez in 1956
which made providing the necessary funds impossible at that time, in addition to the
wave of nationalization in the early 1960s which stopped the funds from the private

sector.

In 1966, the borders of Greater Cairo Region were drawn and determined for the first
time as an integrated planning unit. This was done by the Greater Cairo Planning
Commission that was empowered in the year 1965 whose work had been extended
from an executive system in Cairo to cover the whole country. It had to define the
boundaries of the region and to conduct studies leading to the preparation of the second
Master plan produced in 1970, setting up the year 1990 as the end of the planning
period for this plan. Cairo kept growing massively and therefore the plan aimed at:

1. Alleviating the pressure on Cairo by limiting the in-migration to Cairo region.

2. Protecting agricultural lands from urban sprawl.

3. Developing vacant land within the region.

4. Protecting environment by increasing open spaces.
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5. Dispersing traffic congestion, improving transport networks and the developing
the Ring Road with a number of bridges and tunnels.

6. Considering Helwan and Shubra El-Khaima as the two main industrial areas in
the region and allowing their expansion until they reach their ultimate capacity
and direct any other new industrial base to the desert.

7. Directing urban growth towards new settlements to be planned in the empty
desert areas as a way to absorb population increase instead of Greater Cairo
Region.

(M.H.UNUC, 1984, p. 28)
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Figure 5.4: Development Corridors Suggested in 1970 and 1983 GCR Master Plans.

Source: Based on Sutton and Fahmi, 2001, p. 137.

The plan had suggested that the estimated population of GCR in 1990, should be
distributed as follows: 75% in the existing urban areas in the region, 15% in the

hinterlands and rural areas, and 10% in the suggested new settlements in the desert.
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Two axis had been determined for the expansion in the desert: the eastern axis on the
Suez/Cairo road, and the western axis on the Cairo/Fayoum road. However, the
suggestions proposed in the 1970 plan were not implemented because of the war in
1973. After the end of the war the attention of the construction sector was directed to
the reconstruction of the Suez Canal cities, which were destroyed during the war
(Salah, 1999, p.33). In this period, the government policy aimed at encouraging the
private sector and attracting international and Arab investments. A large part of these
investments were directed to Cairo and its region, fostering further rapid urban
development. Consequently, informal and illegal housing appeared in this period in
many areas, in the outskirts of Cairo. It was estimated that more than 4 million people
were living in these illegal settlements in the Greater Cairo region (Yousri and Aboul

Atta, 1997, p.6).

Actually the political and economic climate never allowed the suggestion of earlier
studies to take place, but the government started its work in the wholly destroyed cities
on the western side of the Canal. The three cities of Suez, Ismailia and Port Said were
rebuilt as new towns. Later and after finishing the reconstruction of these cities,
government efforts were directed towards the problem of population overcrowding in
Cairo and in the rest of the Nile Valley area. Later, after a few years, the Five-Years
Development Plan (1978-82) was produced in 1977. In this plan the government gave
more importance to the new towns and their role in the economic and social
developments of the country. The Ministry of Housing changed its name to the
‘Ministry of Housing, Utilities and New Urban Communities’. Further, in 1979 the
government had issued a law considering the ‘New Urban Communities Authority’

(NUCA) to be the prime responsible for the planning and for the development process
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of these new towns. In addition, to enable it to perform its functions in an efficient
manner, the Ministry was exempted from many of the routine bureaucratic restrictions,
especially in its dealing with local and foreign experts needed for the planning of new

towns, as direction of the government at that time was towards ‘open door policy’ of

president Sadat.

The 1978-82 Five-Years National Plan acknowledged government policies adopted in
the early seventieth, which called for channeling population growth into new towns in
the desert. The plan called for:
1. The development of a number of new towns that could absorb 8 million persons
by the year 2000 and a comprehensive scheme to develop them.
2. Allocating 5% of all distributed national investments for the new towns started
prior to 1978.
3. From the nature of investments the government expected the private sector to

play an important role in the development of the housing and industrial

elements of the new towns.
4. Increasing open spaces in the Region.
5. Improving transport network and completing the development of the Ring
Road.
M.H.U.NUC, 1979)
The plan suggested the development of three new towns within the region that should
be viewed as a primary step in the plan, and that more new towns are needed in the area
surrounding the region to set the area’s population at a reasonable level. This was the
main aim in the plan. Consequently, two new towns were initiated as a first step in the

direction of moving urban developments towards the desert region. The two towns are
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‘Tenth of Ramadan’ and ‘Sadat’ towns. These two towns are located half way between
Cairo and Ismailia, on one hand and Cairo and Alexandria on the other hand. The two
sites are suitable for the location of new industries as an economic base. After a couple
of years, two more new towns were planned, one called ‘Al Ameria El-Jadida’, south
west of Alexandria, and the other one called ‘Fifteenth of May’, to the East of the

industrial Suburbs of Helwan.

Later, at the end of the Five-Year Plan, a long-range of development scheme for
Greater Cairo Region was prepared in 1982 and produced in 1983. It was arranged by
the GOPP (General Organization for Physical Planning) that was enriched with local
and external expertise to carry out the evolution of the region and to update strategies
as well as plans of the urban development in GCR. The main goals of the scheme were
based on:
1. Sustaining economic growth and updating, as well as, improving the living
environment through protecting and preserving the agricultural lands.
2. Controlling and restricting the unplanned expansion and organizing the urban
structure.
3. Improving and increasing the infrastructure efficiency of the region.
4. Protecting the urban heritage, as a main entrance to the cultural and tourist
developments.
5. Providing planned locations for housing, especially for the low-income
population.
6. Encouraging more developments in the desert land for urban growth and
dispersing employment location opportunities in the country (M.H.U.NUC,

1991, p.19).
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Basically, the plan had included strategies and recommendations in the target of
improving the living environment, emphasizing on the development of new urban
communities in the desert lands, as the best way for limiting GCR expansion. It appears
that the scheme of 1983 is integration between the previous master plans of 1956 and
1970, with more emphasis on the new towns idea. Five corridors were suggeste